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the average monthly rental of one apartment in the property demo-
lished was 6s. 3}d.; in Calton, 6s. T3d.; and in St. Andrew’s Square,
8s. T4d. In Gorbals, the average monthly rental of two apartments
was 8s. 10}d.; in Calton, 10s. 11d.; and in St. Andrew's Square,
10s. 3}d. Throwing all these districts together, and ealculating the
average rental paid for each size of house by the families ejected,
in the houses abandoned, and in the houses into which they removed,
we find it stands thus:—In the ¢/d buildings, a house of one apart-
ment cost on an average 6s. T{d. per month; in the new, 7s. 11}d.
per month. In the old buildings, a house of two apartments cost
on an average Js. T}d. per month; in the new, 11s. 61d. In the
old buildings, a house of three apartments cost 11s. 53d. per month ;
in the new, 18s. 11d. TIn the old buildings, a house of four apart-
ments cost 13s. 4}d. per month; in the new, 17s. 2d. In all cases,
therefore, the operations of the Improvement Trust brought an
increased expenditure in the shape of rental to the families involved.
Stated as a percentage upon their former rent, this increase amounted
to 20 per cent. on the rental of a house of one apartment, to 20 per
cent. on a house of two apartments, to 58 per cent. on a house of
three apartments, and to 28 per cent. on a house of four apartments.

I must pause here to make a few remarks on these comparisons
between the sizes and rental of the houses demolished, and the
houses into which the families occupying them removed. The
number of apartments in the houses demolished is for the most
part an entirely delusive method of estimating the accommodation
afforded, whether calculated according to the cubic space of those
apartments or as to the sufficiency of the structure; but especially
as to the cubic space. To speak of three or four apartments in the
old houses is generally a mere fiction, and a fiction of a very tragie
kind. Thus, what could a house of one apartment be at 2s. 6d. or
3s. Gd. per month, or a house of two apartments at 5s. per month,
or a house of three apartments at 5s. 10d. per month, or a house of
four apartments at 7s. 10d. or 8s. 6d. per month? Yet these are
all actual quotations of rents paid for such houses in the property
lately demolished. It is therefore evident that a very great part
of the contrast between the average rental of the old and new
houses, especially of those of three and four apartments, arises from
the fictitions nature of the accommodation afforded by the old
houses. The case of a tenant paying more rent in those circum-
stances is precisely that of one who ceases to buy a cheap but bad
and adulterated article, and buys instead a more expensive but good
and pure article.
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half a mile, 108 within three quarters of a mile, 29 within one mile,
13 within one mile and a quarter, 3 within one mile and a half, and
5 beyond the munmicipal boundaries. Reducing these numbers to
percentages of the whole number of families displaced, we get this
comparative result: In their original habitations 11 per cent., in
their new 10 per cent. were within a quarter of a mile of the
Cross; in their original habitations 62 per cent., in their new
30 per cent. were within half a mile of the Cross; in their original
27 per cent., in their new habitations 41 per cent. were within
three quarters of a mile of the Cross; in their original, within one
mile of the Cross, none; in their new habitations, 11 per cent.; in
their original, within one mile and a quarter of the Cross, none; in
their new habitations, 5 per cent.; in their original, within one mile
and a half of the Cross, none; in their new habitations, 1 per cent.;
in their original, beyond the municipal bounds, none ; in their new
habitations, 2 per cent. The change may be summed up in the
statement, that before these operations only 27 per cent. of the
families displaced lived beyond half a mile from the Cross; but
that asterwards in their new houses, no less than 60 per cent.
found themselves beyond that distance. Or taking a wider circle
as the limit, none of the families were over three quarters of a mile
from the centre of the city in their original homes, but now 19 per
cent. are outside that cirele.

5th. The only remaining point in the immediate change in the
circumstances of the families evicted which can be exhibited in this
form, is the method of exerement disposal. Including for this purpose
also the total 263 families whose future residence was traced, I find
that only 12 of these had water-closet accommodation originally,
but 35 have such accommodation in their new houses—that is,
whereas only 41 per cent. of the families whose houses were demo-
lished sent their exereta into the sewers before the demolitions,
nearly 13} per cent. did so afterwards.

This indicates a very decided tendency to increase the proportion
of the total exereta of the population which is sent into the sewers,
and so to add to the pollution of the Clyde at a rate increasing
beyond the mere increase of the population. As to the immediate
effects of the change from privies and ashpits, as the method of
excrement disposal, upon the families themselves, two things must
be taken into consideration : First, That from the close ocecupa-
tion of the ground in the old localities, for the most part no site
was to be had where a privy or midden could be placed so as not

e — e

el e






8

2. Overerowding of dwelling-houses in the tenement, and internal
defects of structure. .

3. Overcrowding of inhabitants in the dwelling-house, or over-
erowding proper.

Each of these three forms of overcrowding is an evil in itself,
and may exist independently of the other; but in fact they are
cognate, and are generally found together, each intensifying the
evil effects of the other, and all together producing that state of
chronic ill-health, with acute exacerbations, which is a feature of
the life of Glasgow. Let us run rapidly over each form separately,
touching on these three points,—the injury which each causes,
especially to the * physical welfare” of the inhabitants, the natural
history of each (which will guide us to the prevention of each),
and lastly, how far we have succeeded in adopting the measures
necessary for prevention.

1. Overcrowding of Tenements on the Soil, or Over-building.

Every stone deposited on the surface of the earth displaces so
much air, and therefore every tenement added to a city removes
furtber from its inhabitants the great store of outer atmosphere
from which alone the air vitiated by the functions of their lives,
and the processes of manufacture, can be renewed. Hence there
must be broad passages left for the entrance of air from the open
country, and spaces preserved, which not only are reservoirs of
fresh air, but the soil of which will provide playgrounds, places for
rest or exercise, and sites for ashpits, washing-houses, and other
conveniences necessary for comfort and even for health. A study
of extant maps of Glasgow throws considerable light on the natural
history of this form of overcrowding in old Glasgow. The idea of
the city was, central thoroughfares east and west, and north and
south. End-on to the building line of these streets we see long
narrow strips, extending in what was the natural direction of the
growth of a house placed endwise to the street—backwards, looking
on the maps like sections of geological stratification, with cracks or
flaws between. These were the closes or wynds—parallel intervals
left between tenements simply for convenience of access, only wide
enough to permit two persons to pass, or perhaps a barrow or a cart.
Each proprietor was bent on covering every inch of his grounds
with his building, and the only function exercised by the Dean of
Guild Court was that expressed in the phrase, which is still in use,
“to grant a lining” —that is, to see that if he built up to, he should



















14

find them ; begotten, let us suppose, in the minds of young architects
under the evil influence of the examples furnished by the made-
down houses.

Now arises the question, Have we profited by the lessons which
experience ought to teach us in reference to this practice of “ sub-
dividing ” or * making down” houses? I am sorry to say not in
the least. The plan of a house is the elaboration of an idea, the
consistency and general correctness of which, in a sanitary point of
view, rests upon the fitness of the design to the mode of occupancy.
Disturb this relation in any way and you land at once in a con-
dition which was never anticipated or provided for by the architeect.
If a man takes a house which was originally designed as a segment
or fraction of a house, he is somewhat like one who buys one
article of what was to him who possessed the whole a complete suit,
and fancies that he is fully clothed. Yet to this day there is no
check on this sub-division of houses, and the City Assessor will
tell you that year by year, where formerly he had but one tenant
on his roll, he finds that there are several. There have been no
structural alterations, no authority has been asked from the Dean
of Guild Court, no one is consulted in the public interest. A
landlord finds that a demand for one or two apartment houses
has arisen in the locality where he has three or six apartment
houses that will not let. Like his predecessors in the area of
the Improvement Trust, he merely throws open the front door
and makes down his three or six apartment houses to meet the
demand. This is in effect the erection of a new tenement, and
a considerable proportion of our smaller-sized houses are pro-
duced in this way. If at the end of a lobby running in a
straight line from the landing you have two houses of three apart-
ments, and these are made down into single apartment houses,
you have at once a T lobby of the worst deseription. If you
have two front doors on a landing, opening into houses of four
to six apartments, and these are made down, you will probably
have two L lobbies. No matter with what intelligence and care
the original plan may have been drawn, and however healthy and
unobjectionable the houses may have been, no sooner is the mode
of occupancy altered than the whole plan becomes disorganised.

In the present state of the law this process cannot be prevented,
and can be remedied only affer the fact by the certificate of the
Medical Officer, that there are in such a tenement lobbies defective
in light and ventilation, so as to be a nuisance and injurious to
health. This ends in a reference by the sheriff’ to an architeet or
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an architect and a doctor, and perhaps in a tedious legal process
which may or may not lead to the remedy of an evil which ought
never to have been allowed to come into existence. Obviously
there ought to be no alteration in the mode of occupancy of a
tenement until authority has been obtained from the Dean of
Guild Court. The result of such an enactment would be that
the alterations requisite to ensure the mnecessary light and ven-
tilation would be enforced before the change, and before any
injury was done to public health. We see daily how far proprietors
can look before them in the erection of houses on the street level,
which may ultimately be more profitable if let as shops. Any
hardship involved in such a rule as I have mentioned would
probably be obviated by a similar prevision in the drafting of
the original plans. However this may be, I have no doubt that
your more modern tenements of working and middle-class houses,
built on the box plan, will, if subjected to this process of making
down, become in a few years little better than the rookeries which
you are now demolishing, and which were produced by the same
process.*

As in the case of the common stair, the principal points to be
remembered in the construction of a lobby are these :(—

1. It ought to lead fresh air to the very doors of the dwellings to
which it gives access. The ventilation should be such that no stag-
nation can be possible, making the air of the lobby and of all the
houses opening into it continuous and common. A tenant ought not
to be able to send his aerial sewage into his neighbour’s house along
the lobby any more than to cut off the fresh air by keeping a stair
window shut. In the case of long lobbies with many small apart-
ments, or in the case of lobbies with angles and tortuosities, nothing
but through-and-through ventilation from the stair at one end to
the open air in the main wall at the other will be effective. Yet it
is not uncommon to find the lobby door in a house which has been
made down still in use and shut at night, producing inside a con-
dition something like that of the Black Hole of Calentta.

2. Darkness in a lobby is most objectionable—it nearly always
means dirt, and can never be consistent with ventilation.

* The abuse in English houses, corresponding to that of ** making-down " in
Scotch flats, is ** sub-letting,” which would require to be regulated by special
legislation.
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3. Overcrowding of the Imhabitants in the Dwelling-House,
or Quvererowding Proper.

The last of the evils with which the Improvement Trust contends
is overcrowding of the inhabitants in the house, or overcrowding
I_}I'ﬂl]ﬁl.‘;

Overcrowding of the house has no direct relation to the structure
of the tenement, and consequently any effect which the operations
of the Trust may have upon it is not so direct as in the case of over-
building and overcrowding of houses in tenements. I believe that
in and of itself the overcrowding of houses is worse in its moral and
physical effects than either of the other forms of overcrowding to
which I have alluded. No tenement of flatted houses, however well
planned and however surrounded by free space, can be over-popu-
lated without becoming a hotbed of disease and (especially if lodgers
are the extra inhabitants) of immorality. As to the history of this
vice of our cities (for it is, in fact, a vice inherent in a great part
of our population, not a necessity of structure or even of ecircum-
stances), I believe it came to us with the Irish, or at least attained
its fullest development with their advent. There can be no doubt
that it is the Irish and the Scoto-Irish who are at this moment the
most obstinate overcrowders. There is very little of it among the
Lowland Scotch. That worst form of overcrowding—the intro-
duction of lodgers within the family cirele—is almost confined to
the Irish.

As to the prevention of overcrowding, I believe that it is a vice
which will, probably, never be eradicated from a large mass of our
population. I mean that, suppose you had every family in a duly
proportioned house to-morrow, if you simply let them alone for six
months, youn would find them living like pigs again. It is a vice
closely related to intemperance, both as a cause and as an effect. In
1865, in his Report to the Privy Council on the “ Housing of the
Poor in Towns,' Dr. Hunter said—* From one point of view
crowding in Glasgow means the diversion of income from rent to
supply whisky.” This still holds true of those habitual over-
crowders; but I am afraid it must be said that many of our respect-
able Scotch artisans have a great deal to learn in the distribution
of their outlay between house, food, and dress. They fanecy every
shilling which can be pinched off the rent is a clear saving, while
on food and dress they spend freely, if not extravagantly.

Glasgow was the first city to grapple with this evil in the Police
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sideration of the entire circumstances of the family, which would
be paternal if not exactly judicial. These circumstances are, the
income of the family, and whether there is any vicious source
of outlay, such as intemperance. Where you find a husband or a
wife expending in drink what should go to the additional rent of
a larger house, it would be not only just but kind, to compel
them to go to a larger house, and so perhaps convert an evil into
a good. Also where members of the family are working as well
as the parents, a large sum of money is frequently coming in,
while the inmates are living in a way which is not only injurious
to health but indecent. Again, it is not uncommon to have
daughters bringing husbands into a crowded house, and sons bring-
ing wives, a violation of all decorum, at best a false economy, and
very often associated with improvidence, if not intemperance.
In all cases even of family overcrowding, a dirty house should be
visited with a penalty. Dirt intensifies the dangers of overcrowding,
and is an indication of the social degeneration to which it tends.
By the introduction of such considerations as those, the legislation
against overcrowding might be made a powerful lever for the
elevation of the population to a higher ideal of the domestic life,
and to habits of self-denial, for the purpose of maintaining that
ideal.

In conclusion, the operations of the Improvement Trust must in
themselves be productive of good, inasmuch as they expel, from eir-
cumstances than which none worse could be found or imagined, a
body of morally debased and physically deteriorated inhabitants,
and make straight and spacious thoroughfares, in place of cramped
and inconvenient wynds and closes. But, as in war, a body of troops
may be well equipped and act effectively and successfully against
the enemy, and yet the ultimate success of their arms may depend
upon the co-operation of other bodies of troops who ought to be
moving towards the same point at the same time, so the operations
of the Improvement Trust against the * moral and physical” evils
alluded to in the preamble to the Act, depend for their thorough
success on support from other parts of the field. My statistics
shew, I think, that the Trust is doing its part well, and that the
immediate results are good; but we must see to it, that we are not
building up with the one hand houses which may, for want of
sufficient restrictive and regulative power, become as bad in process
of time as those which we are pulling down with the other. 'We must
also continue to look to the habits in the new localities of the people
who have been expelled from the old, and by a constant pressure










