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5Latff sCj£-*t~- fay l/L~£ 

Borough oT Richmond, Surrey. 

101 

HOUSING of the WORKING CLASSES. 

MEMORANDUM 

in pan y Diaft Scheme.). 

I.—EXISTING ACCOMMODATION 

The existing housing .accommodation for the working classes in Richmond is— 

(1) Insufficient in quantity. 

(2) Inferior in quality. 

Its insufficiency is evident from the fact that many men who work in Richmond are 

compelled to live in adjacent parishes at a distance from their work, and also because it is 

practically impossible to find a decent cottage unlet in any part of the Borough at any time 
of the year. The evils arising from this cause are — 

(a) Exorbitant rents, which are increasing year by year, and which are out of 
all proportion to the earnings of the tenants. 

(b) Overcrov/ding in consequence of the necessity which exists for the tenant to 

recoup himself for some part of the rent by letting on" a part of the 

cottage to lodgers. 

(c) The occupation of dirty hovels and unhealthy slums, which would be 
untenanted were there a sufficient supply of decent cottages. 

As to the unhealthy and inferior character of many of the cottages in Richmond, it 
is needless to do more than walk down some dozen alleys in the neighbourhood of Red 
Lion Street, Water Lane, Kew Road, New Richmond, Worplo Way, Kcw, and Petersham, 
to see hovels as wretched and dilapidated as any in London or other great cities; •while 
•even in the better cottages the Reports of the Medical Officer of Health and the Inspector 
of Nuisances have pointed out numerous glaring defects, sanitary and otherwise. Many 
have yards and areas unpaved, and subject to periodical floods of water and sewage. They 
are badly ventilated, badly drained, crowded together, with damp and dirty walls and 

ceilings, from which the plaster is continually falling; the floors and stairs are licketty; 
the water-closets are in most unsuitable positions and without a proper supply of water; 
there is an absence of proper cisterns, dustbins, and sinks ; the rooms are low, small, and 

badly lighted, and generally they are in a state most prejudicial to health. 

The above remarks apply special]}- to the older dwellings near the centre of the 
town, which are crowded in narrow alleys, where sunlight and fresh air are conspicuous by 
their absence. Many of the newer houses, however, are veiy badty built; they have small 
rooms and defective sanitary appliances. Unfortunately the excess of the demand for cottages 
over the supply, enables laiidjx3vcls_ to increase the rents—AvJien—any outlay is made far 

repairs or sanitary purposes, so that the tenants jlare not^ insist upon their cottages_ beijig; 
put ill a proper state of repair. Very little is done by most landlords except upon the 
order of the Sanitary Authority, and then the unfortunate tenant frequently has to pay 
dearly for it by an excessively disproportionate increase in rent. 

Generally speaking, the cottages of the poor in Richmond may be divided into four 
classes. A Statement is appended, giving particulars with regard to these. It may be 
taken that at least 400 are in such a state as to be unfit for human habitation, though 
half of these could be made inhabitable by effecting necessary repairs and alterations. 
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CLASSIFICATION OF COTTAGES IN RICHMOND, 

03 •< 
o 

DESCRIPTION. SIZE OF ROOMS. PASSAGE. GARDEN. SANITATION. REPAIRS. ROADS, LIGHT AND AIR. RENTS. 
WHERE SOME ARE TO BE 

FOUND. 

Small six-roomed Four rooms average 2ft 9in. to 3ft. None in centre of the Some very unsanitary; In most cases greatly Generally satisfac¬ 8s. 6d. to Grown Terrace, Houblon 

hou&es size ; two small town; fair size in few, if any, in a needed, but have to tory, but some i oads 12s. per Road, Mortlako Road, 

A 
back additions Noithern Division perfect condition. be done by tenant in a bad condition week, in¬ Sanclycombe Road 

Frontage from 12ft. 
to 16ft. 

The newer ones are 
the best 

and not properly 
made np 

cluding, 
rates 

Four and five-roomed About half have four About half with pas¬ Very many with small Generallypocr. Some The older ones very- About two - thirds 6s. 6d. to Albert Road, Princes Road, 

cottages rooms of an average sage ; the other half Lack yard only ; looked after well, dilapidated and have a fail- amount 8s. 6d. per Alexandra Road, The 

size; the others with none others in the North¬ but many defects dirty. The newer of light, air, and week Square, St. James Cot¬ 

B have very small ern Division, with to be found in the ones fair, but not road space, but tages, Worple Way, 

rooms good-sized gardens best generally good some roads very Michel's Row, Lancaster 

Frontage in most eases 
10ft. to 13ft. 

dirty Cottages, Rosedale Cot¬ 

tages, Trinity Cottages 

Flats with three Two large rooms and Some with separate Moderate size in most Fair Older ones poor ; Roads poor 5s. to 6s. 6d. Raleigh Road and Batten- 

rooms. small scullery entrance ; some cases ; some with newer ones fair per week bnrg Road 

C (There arc few of 

these.) 
Frontage 16ft. to 18ft. 

with common en¬ 
trance and stair- 
ease 

none 

Old cottages and Generally small No passage Few with gardens and Veiy bad indeed: a Many are beyond re¬ Narrow alleys, little 4s. to 6s. Petersham, Water Lane, 

D 

hovels with two, 
three, and four Frontage from 8ft. to 

12ft. 

some with no back 

yard 
large number unlit 
for habitation 

pair ; others sadly 
in need of it 

light, and less fresh 
air 

per week 
in Kew 
and Rich¬ 

Red Lion Street, Worple 
Way, Kew Road (alleys), 

rooms 

1 I 

mond. 
3s. 6d.per 
week at 
Petershara 

New Richmond, Kew 

tb l-b 0 

This content downloaded  on Tue, 1 Jan 2013 14:45:48 PM
All use subject to JSTOR Terms and Conditions

http://www.jstor.org/page/info/about/policies/terms.jsp


METHODS OF DEALING WITH THE DIFFICULTY, 

1. Private Enterprise.—This has been a conspicuous failure in the past, so far as 

it concerns the improvement of existing dwellings, and for various reasons the new 

accommodation is very sparingly provided, and is of a most costly and unsuitable kind. 

2. Demolition of Insanitary Areas and Closing of Unhealthy Premises by the 

exercise of Parts I. and II. of the Housing of the Working Classes Act, 1890.—Many 

persons advocate these as the first and proper steps to bo taken.. They would be, however, 
decidedh- injurious to the w£djaxej3f_J^ie_4iQQr, and detrimental to continued action on the 

part of the Council in the same direction, until some proper provision is made for rehousing 
the persons thus displaced. Owing to the scaicity of cottages thejresulls of demolition can 

only be :—The overcrowding of remaining dwellings ; the forcing up of rents through the 

diminution of the supply of cottages; and the consequent increase in value of the remaining 
slums, which would therefore cost much more to deal with in their turn. Demolition, and 

closing of old cottages, must therefore be subject and subsequent to the making ot pro¬ 
vision for increasing the number of existing dwellings. 

3. Municipal Dwellings.—The only proper solution of the problem is to be found 
in the erection of a number of suitable dwellings by the Town. Council, acting under the 

provisions of Part III. of the above-named Act. This pait of the Act empowers local 

authorities to acquire land, and to erect thereon cottages and tenements for the working 
classes. The management and control of such cottages to be vested in and exercised by 
the Local Authority, who may fix the charges, and make bye-laws for the regulation of 

the houses. The money required for this purpose may be raised by loan, as in the case of 
•other public improvements. It is obvious that this last-mentioned course will enable the 

necessary rehousing to be effected in two ways : 

(a) Directly, by enabling displaced tenants to become occupiers of municipal 
dwellings. 

(b) Indirectly, by tenants of other cottages becoming occupiers of municipal 
dwellings, and leaving- their houses vacant for the displaced persons to 

occupy if desired. 

III.—ERECTION OF WORKMEN'S DWELLINGS BY THE TOWN 

COUNCIL. 

The money for this purpose can be obtained by the issue of Borough Stock at 3 

per cent, on a loan for a period of from thiity to fifty years. The annual charge for 
interest and repayment of principal of a loan would be at the rate of about 4 1-oth per 
cent, for 46 years, 4<l if for 40 years, or 4-3 if for 35 years. There would be annual charges 
in respect of the dwellings for rates, repairs, empties, collection, insurance, and sundries 
These annual expenses may be estimated as not more than 33 per cent, of the gross rental. 

All these expenses would have to be met by the rents of the dwellings erected, 

and, roughly speaking, it may be taken that every Id. of weekly rent would be sufficient to 

pay all charges on an initial capital outlay of £3 10s. if the loan were granted for 4G years, 
£3 2s. Gd. if for 40 years, and £3 if for 35 years, besides providing a proportionate amount 
towards defraying all annual expenses of maintenance, &c. The amount of rent would 
have to be determined by two very variable factors : 

(1) Cost of Site, which is regulated by size and locality, and for Richmond 

may be taken as varying from £3 to £20 per room. 

(2) Cost of Building, which depends mainly upon the class or quality of 

dwelling to be erected. It varies from £30 to £50 per room. 

The cost of making roads and sewers may be taken at about £10 per cottage. 
Hence the total cost per dwelling, inclusive of everything, would be at the rate of 

from £35 to £70 per room, and tlie rent would have to be at the rate of from: lOd. to 
Is. 9d. per room. 

The Artizans' Dwellings Company have found the actual inclusive' cost to be about 
£60 per room. 
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It would, of course, be open to the Council either to provide the working classes 
with similar accommodation to what they now have, but at much lower rents, or to 

provide much better accommodation at only slightly lower rents. The latter plan 
seems the more desirable under present circumstances. 

The best kind of dwelling for the working man is the four-roomed cottage w-ith wash- 

house. Such cottages let readily in Richmond at from 7s. to 8s. per week. They could 

easily be erected and let by the Council at Gs. Gd. per week. It is also necessary to 

provide accommodation for those who at present occupy only two or three rooms, at rents 
of from 4s. to 6s. Gd. per week, and this can only be done by erecting double cottages, 
containing three properly fitted rooms on each floor, with separate entrance back and front. 
These could be constructed and let by the Council at from 4s. to 4s. Gd. per week. Double 
tenements in Raleigh Road let readily at 6s. Gd. per week for three rooms. These double 
tenements are especially suitable for localities where land is expensive and sites limited in size, 
as in cases of improvement of unhealthy areas. 

It will be obvious, from a consideration of the foregoing statements, that it is 
desirable to commence operations where land is cheap, so that each house may have a good 
garden, and be let at a reasonable rent. 

The Council has six acres of land in Manor Road, which could be utilised for this 

purpose. Near Raleigh Road are six acres which might be obtained from the Crown. The 
cost of covering these twelve acres with cottages would be about £58,000. If £22,000' 
were spent in erecting dwellings on sites of demolished cottages in other parts of the 
borough, the total expenditure would be £80,003,-involving an annual responsibility of from 
£3,360 to £3,730, equivalent to a rate of 4d. in the £ over the extended borough. 

The number of dwellings thus provided would be 260 cottages and 80 double 
cottages, or a total of 420 dwellings. The rents from these would bo about £5,800, which 
would defray all expenses of the various loans, besides cost of maintenance. After 46 
years there would be an annual nett rental of over £3,500, which would go in relief of rates. 
It is needless to sa}' that a corresponding improvement would have to be effected in dwellings 
owned by private landlords, or they would be left tenantless. 

IV. —REBUILDING ON SITES OF DEMOLISHED DWELLINGS. 

In cases of rebuilding on expeusivc sites it will be well to obtain a loan for 50 years 
for the cost of the site and one of 30 years for the cost of building. Hence the annual 
charge for a site will be at the rate of 4 per cent, and that for building will be at the rate 
of 5,1 per cent. This will work out as follows:— 

COTTAGE at 7s. per week or £18 4s. per annum. 
£ s. d. 

Charge for building, on £200 at 5£ 10 6 8 
Rates, repairs, &c 5 0 0 
Balance for cost of site and roads 2 17 4 

£18 4 0 

DOUBLE TENEMENTS at 10s. per week er £26 per annum. 
£ s. d. 

Charge for building 15 jq q 
Rates, repairs, &c 6 10 0 
Balance for cost of site and roads 4 q 

£2G 0 0 

The annual balance of £2 17s. 4d. in the case of the cottages will enable the Council 
to spend £70 for the site and roadway of each cottage. The minimum area required for 
this purpose would be 700 square feet, so that it would thus enable the Council to pay for 
sites at the rate of £1 for 10 square feet. 
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The annual balance of £4 will enable the Council to spend £100 for the site and 

roadway of each double tenement. The minimum area required for this purpose would be 

1,000 square feet, so that the Council could in such cases give £1 for 10 square feet. 

As such sites would be near the centre of the town, the cottages and tenements erected 

on them would readily produce Gd. per week more than they would if built on the outskirts 

of the borough. It must, of course, be remembered that the above estimates are based upon 
the conditions that no expenses whatever shall fall upon the rates, that after 30 years the 

pi'operty will belong to the Corporation, and that an annual sum of £3 per cottage will be 

received in the form of rates. Even if confined to 700 and 1,000 square feet respectively, the 

cottages and tenements would by no means be cramped or crowded in comparison with 

the majority of cottages in Richmond. 

V.—PETERSHAM. 

Much improvement is needed here, but, as wages are lower, the accommodation would 

have to be cheaper. The people of Petersham have some valuable Charities, which could be 

applied in the following manner:— 

A sum of over £2,000, now invested by the Trustees of the Poor's Half Acre in 

Consols at 2| per cent., might, with the consent of the Charity Commis¬ 

sioners, be invested in cottage propert}'. Eight five-roomed cottages could be 
built in the best possible manner with this money ; and, by charging a rent 
of 3s. Gd. per week, the Charity would get the same income as at present, 
and would, in addition thereto, provide decent cottages for the poor. 

The Town Council ought to ask the Charity Commissioners to assist in some jiroposal 
of this nature. 

VI.—ACTION IN OTHER PLACES. 

Newcastle, Birmingham, and Manchester have been or are preparing schemes under 
Part III. of the Housing of the Working Classes Acts, 1890. The London County Council 
arc preparing several schemes at the present moment. In Dublin a scheme involving £10,325 
has just been carried out, and the rental pays all expenses in a most satisfactory manner. 
At Huddersfield dwellings with a rental of £1,905 have been built by the Corporation, and 

Glasgow has expended £508,771 in this direction. On all sides strong effoits are being made 

by municipalities to improve the dwellings of the poor, and it behoves Richmond, which is 
so much to the fore in other things, to be equally enterprising and active on this question of 
the Housing of the Poor. 

W. THOMPSON. 
October 17 th, 1897. 
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Borough of Richmond, Surrey, 

Workmen's Dwellings. 

DRAFT SCHE 

(For further information see Memorandum on the same Subject). 

I.—PROPOSED SITE, 

The Council possesses a strip of land adjoining the L. & S.W. Railway, at the level 

crossing in Manor Road, containing 6ac. Orel. 26pls., and costing £600 per acre. It is 
about 1,070 feet in length, ami its width varies from 210 to 290 feet. At piesent it forms 

part of Stcell's nursery grounds. 
It is proposed to make a road, 40-ft. wide, up the centre of this strip, and to build 

cottages for the working classes, on either side, in blocks of eight, with passages between 
and behind as shown on Plan (see drawing No. 5). For the present, only the three acres 
nearest Manor Road would be dealt with, and on these it is proposed to erect 48 five- 
roomed cottages and 8 double tenements, being a total of 64 dwellings. The remaining 
three acres would be utilised by the Borough Surveyor for storage of materials, &c. 

The proposed dwellings would be within fifteen minutes' walk of Richmond and Kew 
Gardens Railway Station, and not more than twenty minutes' walk from Mortlake Railway 
Station. They would be in a working-class neighbourhood, where cottages and double 
tenements let readily. 

It will be seen from the Plan that the proposed site adjoins the recently obtained 
Allotments Ground. About half-an-acre near Manor Road could be left as an open space. 
Possibly a new Railway Station may be made in Manor Road, for it is badly wanted. 

II.—PROPOSED DWELLINGS. 

These would mainly consist of five-roomed cottages, but one block of double tenements 
would be erected to accommodate persons desiring only three rooms at a low rent. 

A. Cottages.—Each cottage would heave four rooms, with a scullery and passage. 
The dimensions would be as follows: 

Frontage, 15-lt.; living room, about 12-ft. square; kitchen, 10-ft. G-in. by 10-ft.; 
front bedroom, 14-ft. by 11-ft. 9-in.; back bedroom, 10-ft. G-in. by 10-ft. scullery, 8-ft. by 
7-ft. Height of rooms, 9-ft. (See drawing No. 0). 

Each cottage would have proper sanitary conveniences as provided in other model 

dwellings. There would also be dresser to kitchen; front dwarf wall; iron fence and 

gate; paved pathway to front entrance; paved yard in rear, back entrance, and division 
fences in rear ; roof boarded and felted under slates; drains connected with new sewer, 
and surface water sewer. 

The site of each cottage would be completely covered with concrete, and the walls 
would have a proper damp course with air bricks. The gardens would contain from 12 to 
15 rods each, and ought to be an additional attraction to intending tenants. 

The rents would bo from 5/6 to 6/6 per week, according to the amount allowed for 

building. The cost of building would be from £150 to £200 per cottage. 
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B. Double Tenements.—These would consist of two dwellings under one roof, with 

separate entrance back and front, as per drawing No. 1 There would be two floors, each 

occupied by different tenants, and separated by Homan and Rodgers' fireproof floors, so as to 

keep them entirely distinct from one another. 

The objection to tenement houses generally is, that there is a common staircase and a 

common back yard. This has been avoided in planning the proposed tenements. Each tenement 

will bo as entirely private and distinct from the other as if it were a separate cottage: that 

on the ground floor will have three rooms, viz.—a living room, 12-ft. by 10-ft., with recess cpace 
for a single bed; bedroom, 12-ft. by 10-ft.; and sculleiy, 8-ft. 9-in. by 8-ft. 9-in. The height 
of rooms will be 9-ft. 

The tenement on the first floor will also consist of three rooms, viz.—living room, 
15-ft. 3-in. by 10-ft., with recess space for a single bed: bedroom, 12-ft. by 10-ft.; and scullery 
8-ft. 9-in. by 7-ft. 

Each tenement will be fitted with cupboards, dresser, pantry, coal store, cooking range, 
and separate sanitary conveniences. There will be an iron staircase at rear to separate paved 
yard. 

The garden will be divided into two equal parts, one for each tenement. These will 
be about 20-ft. wide by 35 to 40-ff. in depth. All drains, fences, and other fittings complete 
as in cottages. 

Sixteen dwellings will thus be provided at a rent of from 3/G to 4/G per week, 
according to cost of construction. The cost of building would be from £250 to £300 for each 
double tenement. 

III. -FINANCIAL ARRANGEMENTS. 

The construction of these dwellings, and the purchase of the necessary land, would not 
involve any expense being charged upon the rates. The necessary capital could be raised by 
the issue of Borough Stock at 3 per cent., after obtaining the sanction of the Local Govern¬ 
ment Board to a loan for the required time and of the required amount. There are possible 
variations in— 

(a) The estimated amount required to be raised by loan. 

(/;) The estimated annual payments of interest and repayments of principal. 
(c) The estimated weekly rent necessary to be charged. 

These, however, can be determined at the will of the Council, inasmuch as they simply 
depend upon whether the lower or higher building estimates ai'e accepted. 

In the estimates which follow it has been considered advisable to take the hio-her 
estimates made, so as to leave a good margin for unforeseen expenses. 

If the lower estimates arc taken it will mean a difference of £2,800 in the amount of 
capital required, and a corresponding reduction of Is. a week all round in the rents. 

Assuming £200 as the cost of building each cottage, and £300 as the cost of buildino- 
each double tenement, the amount required for carrying out the scheme will be £14,450. 

This would involve the ratepayers in no lesponsibility other than an annual payment at 
the rate of abouut 4J per cent, if the loan be sanctioned for 46 years, 4-i if for 40 years, or 
4,f if for 35 years. The rents of the cottages would more than meet this sum. The capital 
outlay would be as follows :— 

£ s. d. 
Land—Three acres, at £600 per acre 1,800 0 0 
Road—500 ft., at 16s. per ft. run 400 0 0 
Sewer—500 tt., at 6s. „ 162 10 0 
Surface water sewer, at 3s. Gd. per ft. run 87 10 0 
Building—48 cottages (A), at £200 9,G00 0 0 

8' double tenements (B), at £300 2,400 0 0 

Total £14,450 0 0 
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The Local Government Board are willing to sanction a loan for the equated period of 
35 years, and possibly for 40 years. The annual charge for interest and repayment of prin-' 

cipal on £14,450 would be about £700 10s, for 35 years, or £650 for 40 years. 

The whole of the estimated annual charges would be as follows:— 

Loan for 40 years. Loan for So years. 
£ s. d. £ s. d. 

Annual instalments of interest and principal on £14,450 650 5 0 700 10 0 
Rates 190 0 0 190 0 0 

Repairs 100 0 0 100 0 0 

Superintendence, ai 10s. per week 26 0 0 26 0 0 

Insurance, empties, and sundries 19 10 0 19 10 0 

Total £985 15 0 £J,03G 0 0 

The estimated annual income would be as follows :— 
£ "s. d. £ s. d. 

Rents—48 cottages, at 6s. Gd. per week .' 811 4 0 or at 7s. 873 10 0 
1G dwellings, at 4s. Gd. „ „ 187 4 0 187 4 0 

Total £998 8 0 £1,060 14 0 

There would thus bo an estimated annual surplus' of either £12 13s. or £24 14s., 
according as the loan is granted for 40 or 35 years. 

The estimates for interest and repayment of principal are those of the Borough 
Accountant. Those for roads and sewers were supplied by the Borough Surveyor. The esti¬ 
mate for rates is based upon the amount of rates at 6s. 4d. in the £ paid annually on cottages 
in the neighbourhood of the proposed site, let at rents slightly higher than those of the proposed 
dwelling-. The figures with regard to insurance, repairs, empties, and sundries are borne 
out by the experience of the Artizans, Labourers and General Dwellings Company with their 

5,000 houses. The lowest building estimate submitted in connection with the present scheme 

corresponds almost exactly with the actual cost of the cottages of the above company ; but, 
as before stated, it has been decided to make ample allowance for all contingencies by putting 
down £2,800 more for this item. 

IV.—SIX POINTS FOR CONSIDERATION. 

(1) That the carrying out of the scheme will not cost the ratepayers a single penny. 

(2) That there is an estimated clear margin of profit of from £13 to £25 for every year. 

(3) That the proposed dwellings will contribute £190 every year to the funds of the 

Corpoiation in the form of latcs. 

(4) That at the end of forty-six years the Council will be in possession of a property 
worth about £10,000. and producing a nett income of at least £700 per year, and this with¬ 
out having paid anything for it. 

(5) That a large number of the working classes -will get better and healthier accom¬ 
modation than they have at present. 

((>) That the accommodation will be frcm Gd. to Is. a week cheaper than that which 
thev now have. 

W. THOMPSON. 
October lith, 189: 

&t 

& 

E. Kino, "Times" Steam Printing Works, Richmond. 
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