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JOINT COMMITTEE ON SOCIAL SECURITY.

FOURTH INTERIM REPORT,

HOUSING IN AUSTRALIA

INTRODUCTION.

L. The Committee ha. considered that fov the purpese of facilitadng veference o ibis

unavoidably long report, it should be ¢ivide? into th: tollow ng thre. rarz —
(1) introduction ang Roecomrendasions.
(2) General Survev of Housing, and
(3) Appendices.

2. In recent years the public conscience has been awaiened t) the serivtipes. of Loe
housing position in Austrolia which—having regerd to the widespread i pewie shortage of
homes, chiefly for persons with low incomes, anc, to $h- deplorabie condivion” e dsiings . slo:
ereas in the large cities and in © number cf country towne—constitutes & najor incia! nroblem
of nation-wide progortiors. 1t is very doubtful vhether iz any Instanc in meoive veant Low ing
activities in any State have anything like kepu pace with current dewends, ant 11 nore csr 1
be said that arrears have been overiaken or any considerable approacn vede t. o rolution of
this problem:, which must necessarily envicage sdequnte end hoclth heusing couditions and
living space for the whole of the Austrelian people.  Without the provision of Dousin . dor all
on such a scale we cannot hope to establish end maintair propur cinadacde of tabil nesltl,
child welfere, and morality, =which are prerequisites to the building uy of a hoalibr. virle cud
great people. Thet our existing housing conditions fall far below such 2 stanc s is 1o lunger
& matter ior speculation. The facts which follow are arresiing and incont o vHbl. o oh. e
our complacency as & nation in permitting the continuance of such conditicns.

2. It is little consolation to know that = similar situstion hns ooistod-—and Lt meny cases
still exists—in other parts of the world . for ve must confess thut Avseealis, toge for belind overs]
Europesn countries which hove taclled the problem on scientific lines, anc throval national
undertakings have made substantial progress in providing modern Lyeienic home: ior their poople.
particularly in the large centres of populatior and maustry.

4. The extent of the probiem mar be judged fror the estimat~: uciielney o mors thar
160,060 homes to mest Auctraliap needs, and in addrtion, from the cuistenes of chows 30,000
sub-standard dwellings eccommodating large numbers of men. women and chiloren uader slum
conditions, in which disease ené delinquency thrive, and which cax onlv b descidbed &0 a Jisgracs
to any country. With che cessaticn during war-time of noymal building ¢osrasions these »pures
will be increased considerably resulting in a worsening of the position to the ¢t ri of mer- than
35,000 homes annually, after allowing for war-time housing of munition: »1.d othor var = arl RO

A WATIONAL HOUSING PLAN.

5. Although ir the past housing has generally been regarded 2, ch. provine: of privaic
enterprise, it ie obvious that the roturn to be derived from low rental trpe couliger hus Dasw
insufficient to induce such interestr to undertake this class of hounse buildins: to wrv vonsidarable
extent. Because of this, and alsc the extreme difficulty—in mosi Staios ImMbasibility—of the
vorker being ablc to secure finance for & home ¢+ less thar a 1o rer cent. Ceposit cvern
from Government or scmi-Giovernriental authorities, the shertage of dallings for lov: Tage
earners has been much more significanc than for the more costly higher rombel +ymes 1 th
provision of which private enterprise has, mainly, concentrated itz sotivities. Iadses. thers is
ample evidenc: tc indicats that the immediate needs of the netion vowd he 1ye, br ar adeavats
supply of the former types.

6. The inheritance at this early stage of Auwstralian development of suck ¢ serious
dislocatior of social and living condition: as » direct result of madeqaate ai lov standarc
housing indicates & sericus defect in nousing policy in thir country. it dom.castrete: either
Lureadiness or inability of existing housing authorifies or private interests, $o leop nac. with
normal housing demands or to make anv provision for the cleaning oul o Wleas und T usine
of their present occupants.
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7. Stated briefly, it mears that the underlying cause is to be found in our feilure to
undertake the national planning of housing on an adequate and systematic scale,

8. The housing problom in Australia hes assumed such proportions and its ill eflects gre
so far reaching that nothing short of national planning car hope to rrovide any appreciable
approzek to & solutior. Clearly, the Commonwealth should ecoent responsibility for a National
Housing Scneme including—

(1) adequate provision for housing {he paonle—perticularly lov: V8gC earners—
under hygienic couditions ang in whiolesome surroundings

(2) mintmun, family nousing standards below v hich uo1e sheuld be permitied to fal] :

(2) formulation of and the means for executing & holi policy of shur clearance,
reclamation and replanning of sub-stand~rd arces, anc. rehousing of shim
dvrcllers or terms within their capacity to pay ; and .

{4) provision of adequate finance on terms and conditions which will permit of home
ownership and economic rentels vwithin the reack of lovw wage earners,

§. Thus task, involving planning and research on = major scale, end very large expenditure
on nevr housing projecis i zll Btates, the Committze Tegarde as of suck importance as to Justif-
immediate action b the Commonvealth (Government, The mamitude of the task is such that
would require for its suceessful execution revources which only {he nation hac at iis disposal,

" Conclusive evidence from expert witnesscs establishes the fact that o period of from
one to two vears would be nectssary to accomplisk such planning which necessarile must envisage
the adoption of uniform legistation by tic Commonteslik end all Sictes.  In its Tnterim Report
on the 24th September, 1947 tae Commivtee recommended the appointmewt of g, Housing Planning
Authority for this purpose. We stress the great importance to the natior and to the Australian
people of the aceeptance Ly tie Commonvrealth of responsibility for nlanning ¢ National Housing
Scheme, and for the provision of the necessary finance to enable a home to be made available
to everv Australian tamily in hygienic and wholesome conditione, ana on terms within the

v

cepacity of the family 4 purchase or occupy.

RECOMMENDATIONS.

11. We therefore recommend the immediatz appointment by the Commonwealth of o
Housing Planning Authoritr to undertake the planning of o National Housing Scheme in
co-operafion vith State authorifies, and to report to the Minister for Social Services from time
te time with as little delay as possible (Para. 2-10, 12-14, 39, 41, 42 =nd 87). Such a national
housing scheme to include :—

(1) Principles of policy for a National Housing Scheme, plann~d in consultation
witi the States, and to be supervised by the Commonwealth but executed by the States
under uniform legislation adoptec by the Commonwealth anc State Perliaments (Fara,
59, 14, 16-18).

(2) wetting up of housing standards covering types of dwellings and services,
land area and eccommodeation Imits (Para. 4, 8 (1) and 12 (A) 49 and Appendiz “ A ”
(15D).

: (8) Provisiou of homes for persons on lov incomes for (Para. 16, 56~71 and
Appendix “ A7),

(g} Purchase with a deposit of 10 per cent. (Fara. 61-63).

(b) Purchese withLout a deposit (Para. 64-67 and Appendiz “ A ” (10, 85, 36).

(¢} Rental at an economic rental, which in our opinion should not exceed 15
per cent., or at most 20 per cent. of the basic wage (Para. 58-60 and
Apvendix “ A 7 {23-25) ; and

(d} Rental at a sub-econoraic rate, within the capacity of the tenant to pay
heving regard to family obligations and income (Para. 186, 56, 57, 7¢, 71
and Appendir “ A ” (I8 and 26).

(<) Tower, vested in a State Housing Authority, to condemn anc order aemolition,
without compensation, of any sup-standard dwelling, and to acquire land for the purposes
of rehousing, and to provide suck housing for renta purposes (Para. 4, 14, 17, 34-37,
44, 48, 70-75 and Appendices “ 4 (15-17) and “ B ™),

(5) Povier te reguire o local Government authoritr to surver housing conditions,
including overercyd ing, withir its district, snd to repart upon sl awellings or residential
areas below the specified mintmum standard for home habitation {Para. 87, 44, 49, 76—75
and Appendiz A ” (i6).

(8) Erovizion for the discharge, at ¢ low rate of interest, of onerous mortgages
anc for loans for the repalr, alteration or extension of s dwelling house (Para. 68 and 69
enc Appendix “ A 7 (21, 22 and 32).
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(7) Finance by the Commonweelth (Para. 10, 23-29, 38, 30 and 42 and Appendix
12 C l!) —

(@) At the lowest possible rate of interest but not exceeding 2% per cent., and
under such conditions as will permit, towards the end of the war, of the
continuous completion of homes to meet Australian requirements in the
categories outlined in (8) above (Para. 20-23 and 42), or alternatively

() As = Government guarentee againsi loss of advances made by housing
authorities, building societies or lending institutions, to persons acquiring
a home on the rent-purchase basis with or without a deposit, and to
pensioners, unemployed and persoms in destitute circumstances at &
sub-economic rental only (Para. 19, 22, 33, 41-44 and 46 and Appendix
“ A (11, 83 and 37).

(¢) Free of all charges, if necessary by way of subsidy, for rehousing purposes
under an active slum clearance policy to be given continuous effect and
in_acknowledgment of, and as a national contribution towards the
solution of the social problem of the slum (Para. 22, 33, 38, 39, 51 and 53)

(8) Inquiry and research concerning :—

() Methods of construction, costs and types of dwellings, mass production
methods, and land values with the object of reducing the cost of homes
especially for low wage-earners (Para. 54, 78 and 86) ; and

(b) The regional and scientific planning of areas for housing and industriaj
purposes with the object of establishing self-contaired communities
enjoying public utility, recreational, educational, health and social
welfare services (Para. 3, 7, 12 (b) and 41).

GENERAL SURVEY OF HOUSING.

12. The existing failure to provide a solution of this grave problem in Australia may be
attributed to many causes, among others being :—

(¢) Absence of town-planning and proper minimum building site and hygienic family
housing standards in the early growth of our large cities ;

(b) Lack of regional planning and satellite towns ;

(¢) Aggregation in sub-standard dwellings of large numbers of persons, chiefly with very
low incomes ;

(d) Failure of our educational and economic systems to prevent a large proportion
of youths drifting to the unskilled labour market ;

(¢) Extortion of unduly high rental returns by unscrupulous landlords thus causing
overcrowaing ;

(f) Limited finance and high interest rates, resulting in private enterprise being
unwilling or unable to provide low rental dwellings ; and

{g} Lack of uniform and concerted action by the States and the Commonweslth to
deal effectively with the problem on a national scale.

13. Included in the proposals referred by the Commonwealth Government for investigation
by the Committee at the outset of its inquiry was a * National Housing Scheme”. Following this
reference, and in pursuance of its inquiry, the Committee has examined numerous witnesses with
expert knowledge of the housing situation in Australia, and has itself made inspections of housi
conditions in all the capital cities. The voluminous evidence submitbed dealt exhaustively with :—

(@) The housing shortage ;

(b) The slum problem ;

(c) The 11l effects of bad housing and overcrowding ;

(@) The rental problem ;

{e) Activities of the present State Housing Authorities ;

(f) Ways and means of mproving present conditions ; and
(g) A National Housing Scheme.

14. No evidence has been so conclusive and convineing as that testifying to the seriousness
of the housing shortage and the existence of appalling slum conditions, and affirming the need for
the immediate planning of a National Housing Scheme financed by the Commonwealth and
executed in co-operation with State instrumentalities under a uniform plan.  Inspections made
by the Committee have completely vindicated these views.

15. The purpose of this report is to present a survey of the housing situation in Australia,
in support of the recommendation contained in the Committee’s Interim Report of the 24th
September, 1941, for the immediate planning of a National Housing Scheme, in consultation and
co-operation with the States for introduction at the elose of the war : and to outline proposals
which in the opinion of the Committee justify adoption as essential features of any such scheme.

F.3577.—2
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As appendices t¢ the report are mcluded :—

(@) Summary of the powers and scope of existing Housing Authorities ;

(b} Statement, based Upon reports and evidence, of the existence and extent of slum
areas, and the number and condition of sub-standayd dwellings requiring
demolition ; and

{c) An estimate of the housing shortage and number of sub-standard dwellings in
Australia, prepared at the request of the Committee by Mr, F. Oswald Barnett,

M.Com., FI.C.A. (Aust.), Member of the Housing Commission of Victoris,

Trk NEED FoR NaTionaL Prannrweg

16."As will be observed from an examination of the powers and activities of housing
authorities in Australisa— sec Appendix “ A " there is considerabje disparity between the various
legislative provisions, policies and conditions of finance of the States in relation to housing,
although the severa] governmental and quasi-governmental housing anthorities throughout the
Commonwealth appear to follow certain common objectives—for example the limitation. of
specified loans to relatively lov income classes and financing the purchase of & home on the rent-
purchese system with & deposit (varying from 10 per cent. to 30 per cent.) or a mortgage security,
and special concessions to unemployed persons in destitute circumstances. These have been
introduced piecemeal and when closely examined it is found that the activities generallv reveal &
conspicuous absence of uniform policy and unified action and, within the States, an unnecessary
amount of overlapping. Furthermore, important provisions such as the purchase of 3 home withoui
& deposit by low wage earners ; concessional rentals for large families with lov- Incomes ; hornes
for pensioners and slum clearance have been provided for only in isolated cases, and then only in
a manner which is considered to be inadequate, taking into account the magnitude of the problem.

17. While authority exists in several State: to deal with the slum probien:, meluding the
demolition of sub-standard dwellings, practicallv the only action taken in this direction has been
in Victoria by the Housing Commission, and in New houth Wales one block of 56 flats at
Erskineville and 169 flats erected by the City Council: and the Vietorian Housing Commission
readily recognizes that chiefly because of limited finance, it has been able to touck. only the fringe
of the prob%:rln.

18. The absence of uniform action casts o reflection on State instrumentalities whose
policy invariably has been dictated by consideraticn of local conditions and the finance at their
disposal.

Burtoive Socreries.

19. As private or co-operative agencies in the housing field, Building Societies in New South
Wales, as in Great Britain and Europc, have carried out a large proportion of home building, and
their activities have assisted considerably in meeting the housing needs of certain sections of the
community. Finance for their operations has been provided by Government and private banks
and other lending Institutions, and in certain circumstances special advances have been made under
2 Government guarantee against losc, It would appear thai these societies musi continue tie
take an important part in any future housing progranime. particulsrlx as they provide facilities
for & large section of people whose incomes would noi be meluded in the very low income groups
of wage earners. An important feature of the activities of Building Societies is that only a
relativelr small proportion of their operations is dependent directly on (fovernment finance or
guarantees. The Societies, however, are largely dependent upon the availability of funds from
(rovernment and trading banks for continuance and expansion of their housing programme.

cash payment or rent-purchase instalments have—together with the absence of untform
planning—been one of the chief tactors militating against an adequate housing programme.
The requirements, whick generally might be described ac conservative, of housing authorities
and lending istitutions, result ip advances being made chiefly to persons sble to commence
home purchase with a substantial equity by way of deposit and exclude—except in the relatively
few cases referred to in Appendix “ A ", paragraphs 10, 35 and 86— thoss on lov Incomes or
with heavy domestic responsibilities who are unable through such cconomic causes to supply
a deposit. A similay position exists regarding homes for rental by low wage earners. As is
already clearly demonstrated, the inevitable effect of this is that, firstly, horaes are provided
chiefiy for persons in the middle and higher income groups secondly, that considerable nhumbers
of low wage earners and those with large fumilies or comparable obligations are compelled to
resort o over-crowding or cheap ” rental dwellings which, in numerous cases, are suu-standard
and unfit for human habitation, and thirdly. there is an Increasing serious aggravation of the
housing shortage and slum problem.
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21. It s rehably celeulated that under the interest rates gemerally applving to housing
advances by housing authorities, interest charges amount to from one-half to two-thirds of the
repayment instalments. wkile for udvances made by other lending institutions the proportion
1s frequently much higher. In many cases of second mortgages and also contracts of sale—except
those arrenged by guvenmlenta] or quasi-governmental authorities—the rate oi interest is such
that it is many yests befor: the purchascr secures anv worthwhile equity and consequently in
the event of any sdversits there s ittle inducement to continue the obligation.

22. 1t is of peramount importance, therefore. thet an adequate supply of finance at a lower
rate of interest than now 15 avsilable for housing purposes—or preferably with no interest burder,
if necessary by way of subsidy—be provided adequately to provide for the urgent housing needs
of Australia. = As'it applies to slum clearance and rehousing, it would seem imperative that
money must be provided cither free of interest or by Government subsidy to meet the inescapable
lose in giving efiect to ar aggressive and overdue programme of slum abolition and replanning
of existing sub-standard creas.

COMMONWESLTH Housing AnT 19271025,

23. In introducing the Commonwealt! Housing Aot 1997-1926 i the House of
Representatives, the Honorable Dr. Barle Fage, M.F., Commonwealth Treasurer, sald :—

An outstanding feature of modern lifc is the recognitior ol thc importance of housing in the domestic affairs of
the natior. Society can be stabilized and contentment ereated only by the satisfaction of the intense desire of the
individusl to own cod live ir his own home. Much has been done by the Governments of Australia by their State
scheme:, not merely to enable individucls to purchare dwellings, but also greatly to encourage thrift. But no one can
live in Australia without apprectating that there ir a big, bare area as yet uncovered by existing schemes ;, and the
Cemmonwealth Government has been imvelled to attack the problem of housing with the desire to eliminate that
bate arec. It Tenlize: tha* the existencu of that hire arcs is duc to lack of financial provistor, and to the railure to
nsc the full proportion of sevingz banl: funds.

. The Commonwerlth Government think= thay a great deal more of the funds of the savings bank,
wideh repre ent the individual saings of the pronl:, should be used in providing homes, whether in towns or on farms,
for the people themselves at I~v rates of interest. . . . .. The suecess of the Commonvealth’s Housing
Schere 19 dependent upor. the c.-operation of the State Savi mgq Banks or other home-building authorities. It will be
necessary for the State Prrliaments to amend their laws to enuble those authoritie: to eomplr with the conditions taid
down by th: Commonwes]ty.

24. The Commonweakh Housing dct 1927-1928 defined the manner in which the
Commonwealth Savings Bank, operating under the authority conferred by the Commonwz=alth
Bank Act 1911-1927, may advance rmoneys to prescribed “authorities for housing purposes.
Advances may be maade for the purchase or ercetion of dwelling houses and for the discharge of
mortgages on dwelling houses subject to—

(1) & maximum loan of £1,80C or 90 per cent. of the valuation of the property,

(2) eligibility for such loans of persons earning up to £12 per week,

(3) no loan being mads to a person already owning a home, except for the purpose
of discharging a mortgage on, or enlarging, & dwelling house of which he is the
OCCUPIET,

{4) occupancy of the dwelling house, by the person securing the loan, immediately
op its purchase or erection.

25. An “ authority ™ is defined as meaning a presertbed Commonwealth, Territorial, State
or Municipal Authority, which administers & scheme for providing or assisting in providing
dwelling houses.

26. The Commonwesalth Housing Act gave power to the Treasurer, under the
Commonwealth Inscribes Stock Act 1911-1918, or by means of the issue of Treasur— Bills, to
borrow & sum which, with other amounts available, will permit it to lend £20,000,0G0 for the
purposes of the Act. Pending the borrowing of this amount, the Treasurer may advance moneyr
to the Savipgs Banl® out of th: Commonwealth Public Account.

27. Comparatively littls activity has, up to the present, resulted from the passing of this
Act, the totel advances tnder the Act a.pproved by the Savings Benk being—
£

fovernment Seviner Bank of New South Wales 925,000
State e 1K of South Austreliz . 240,000
Workers’ Hores Loara. Western Australia 100,000
Federal Capital Commission i 170,000

1,435,000

This morer was advanced et the then marhet rates of mntercst.
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28. It would appear that with the onset of the depression in 1929-30, the operation of
the Act was largely suspended, and no action has since been taken to exercise the borrowi
powers conferred by the Act, or to advance moneys to the Savings Banlk for the purposes specified.
Such action would enable the Act to be operated in full at any time.

28. While the sum stated (£20,000,000) would fall far short of the amount required to
overtake the housing shortage that has now developed, it would, in the absence of other
éeg]'lislation, enable an mitial move forward on a major scale as an mstalment of & N ational Housing

cheme.

Housmvg v Great BriTam:,

30. For many years prior to 1914 the United Kingdom Government recognized the need
for nation-vide housing activities and legislation existed to give effect to such a policy. Housing
operations, however, were verr limited.

31. National Plam'mg.—ﬁAlthough greater In proportion to the population, a somewhat
analogous position to that now existing in Australia was experienced in the United Kingdom in
1919 at the close of the last World War It was found that the very serious shortage of homes to
meet demands was accentuated by the suspension, during the war, of normal home construction,
while there was also found to be very serious overcrowding and a shum problem of major

32. Following the passing of the Housing Act of 1933, a revival in the building trade
together with reduced building coste, lower interest rates and subsidies, brought about g marked
increase in home construction by private enterprise which represented in the main the operations
of building societies.

33. Subsidizing of Housing Costs.—To achieve this objective a policy of subsidizing the
cost of housing schemes was decided on and given legislative authority. For some years this
took the form of s subsidy to local (Government authorities to the extent of the logs In excess of a
normal rate of 1d. in the £1 on assessed annual value, and to private enterprise, including building
societies of from 30 per cent. to 50 per cent. of interest and redemption charges, as well ag
straight-out subsidies towards building costs. After some experience of this the system was
amended to provide for subsidy payment of £6 per year per house for twenty years to the local
Government authorities, and later Increased to £9 per Year per house for 40 years, for dwellings
completed at the 30th June, 1934. Subsequently the subsidy was reduced to £7 10s. for dwellings
completed before the 30th September, 1937, these subsidies being supplemented by grants, equal
to half the Government subsidy, by local Government authorities.

34. Slum Clearance and Rebousing.—By statute the local authorities were required to make
a survey of housing conditions and to report upon slum areas and sub-standard dwellings. Under
the Slum Clearance Act of 1930, in addition to having power to order demolition of houses found
to be unfit for habitation, without the payment of Gompensation, local Government authorities
were required to provide new dwellings in place of those demolished under this authority—s
subsidy being paid by the Government to the local authority in such cases for each person

displaced.

35. Homes provided by local authorities for rehousing slum dwellers are made available
on a rental basis only, ownership being retained by the local authorities.

36. The policy of a general subsidy was abolished by the Housing Act 1933, which restricted
the payment of future subsidies to local Government authorities for slum clearance and rehousing
purposes ; at that stage, it being considered that private enterprise was in a position to take a
greater part in housing activities than it had during the immediate post-war peried. It was
estimated that the Government contribution by way of subsidized rehousing and rating under
slum clearance alone would amount to £4,000,600 annually.

37. A fenture with which the local Government authorities were seniously concerned was
vvercrowding, and in the Housing Act of 1935, which in addition to the 1935 Act conferred gpecial
powers for dealing with slums, the loca] authorities were given power to fix 4 minimum standard
of housing per inmate. Under this authority surveys made of 90 per cent. of the dwellings in
England and Wales by local Government authorities established that overcrowding existed in
approximately 850,000 homes, while in another 500,000 living accommodation wag used for
sleeping purposes.  Subsidies for slum clearance purposes were reduced in 1938 and a corresponding
Increase made in the grant to relieve overcrowding.
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38. Scopc of Housing Activities —The foregoing provides ample evidence that for at least
25 years housing has been acknewledged in the United Kingdom as a National problem which
has very important soclal aspects, and that not only has the Government provided very large
sums of money to finance housing activities, but it has also incurred many million pounds hability
as a contribution towards the provision of homes for those unfortunate persons who are unable to-
pay ap economic rental or purchase price for their homes.

39. Some appreciation of the magnitude of the housing activities undertaken in (ireat
Britain under such legislation up to 1939, may be gained from the estimate that the Government
contribution towards the cost of about one and a half million homes exceeded £200,000,000 in
addition to an annual liability which in 1939 approximated £22,000,000, and a local government
annual hability of £5,000,000. These annual payments will commence to diminish after 1943.
In this period considerably more than 3,000,000 homes were erected—uearly half being provided
under Government subsidies while private enterprise was responsible for more than two-thirds,
of which proportion only one-fifth were built with Government aid. Plans had developed so
successfully thet, at that period more than 300,000 new homes per year were being provided,
approzimately 80 per cent. of these being assessed at a rental of less than 10s. per week, and the
remainder ranging from 10s. upwards with only & small percentage exceeding £1 per week. The
present war has unfortunately resulted in serious curtailment of housing activities in Great Britain.

40. Rehousing, following slum demonition, accounted for nearly 300,000 new dwellings,
these being provided at the rate of 6,000 per month.

Housmwe v Eurors,

41. Since the last world war & great deal of scientific and in nfany cases ingenious planning
has been undertaken by European countries in an endeavour to meet the compelling need for
housing that section of people on very low incomes, and considerable success has been achieved,
notably in Sweden and Germany. In the housing policies of most, if not all European countries,
the necessity for subsidizing in some form or other the cost of such housing has been recognized
and substantial sums have been provided for this purpose. In the larger cities the need for
dwellings at a low rental has been met generally by the provision of large numbers of apartment
houses In a garden-city setting and equipped with modern community services, including
laundries, bath-houses, gymnasgiums and playgrounds, while in sume centres in Sweden these
apartments include electric refrigerators and hot water services. Electric washing machines
and steam drying rooms being included in the community services.

42. Sweden.—In this country probably the most advanced regional town planning has
taken place, covering about 100 self-contained settlements where modern dwellings in large
numbers have been completed. FHere the Government subsidy bas at times amounted to as large
as one third the cost of dveliings, the balance being available as a loan at 4 per cent, With a
continuous lowering of inferest rates new loans were available in 1939 at 3 per cent. on first
mortgages and 34 per cent. on second mortgages. Co-operative building societies have taken an
active part in home construction and a continuous supply of money is made available for these
activities. There are approximately 1,000 of these societies in Sweden providing apartment
houses and detached dwellings which are available for rental or purchase. Special facilities are
vrovided for families with children, the Government concessions amounting to 30 per cent. of
rent for families witi; four children, 40 per cent. with families of five children and 60 per cent. with
families of seven or more children. Detached type dwellings are prefabricated in sections to
enable easy construction and on these a 80 per cent. advance representing the cost of materials is
made, the balance of 10 per cent. being represented by the labour of the prospective home-owner
who erects his own dwelling. Housing activities have succeeded in almost completely abolishing
uny slums which formerly evisted there,

43. Germany and Austric.—Scientific planning and garden city development are features
of workers’ dwellings in Germany, where in Berlin and other large cities local Government bodies
have stimulated the activities of Building and Co-operative Societies who have been granted
concessions amounting to a subsidy on home building. Planning has been preceded by extensive
research into building costs, material and designs, and considerable progress made in the
development of modern homes and conveniences, including the mass production of whole kitchen
units at an economic cost. A total of 3,000,000 dwellings were completed up to 1931, it being
estimated that a further 1,000,000 homes were still required. Apartment buildings have been
provided generally, with community services for each blork of apartments, although an attempt
has been made to induce workers to undertake the purchase of detached homes on small home
garden sifes suiteble for producing the prime needs of the familv. A somewhat similar, but less



44. Holland. —Under the Duteh Housing Act of 1901, power existed for dealing adequately
with housing, including slum demolition and rehousing. One cuarter of g million modern flats
have been erected under conditions which provide homes and enable the occupants to pursne
their normal farming pursuits. Co-operative Societies, consisting almost exclusively of tenants,
are advanced 100 per cent. for the erectior of apartment building, the societies accepting
responsibility for managing the estates. Whatever slums may have existed have now disappeared.

45. In his Report on © Housing, Slam Clearance and Abatement of Overcrowding in
England ” in 1937, following an intensive survey of housing conditions arg rehousing measures
n operation in the United Kingdom and Europe, the Hon. B 8. B. Stevens, i:.L.4., then Premier
of New South Wales, summed up (see pages 18 and 19 of Report) the overseas housing situation
as follows :—

Iz all Buropesn countries promotion of housing (for persons with small or moderate incomes) and slum clearance

are recognized a: essential Governmenta] and municipal functions—in fact, there hes been & development of bousing
from ¢ speculative business to g long-term public investment recognized & ar esseptisi public service. Private
enterprise nas been developed conjointly with community schemer and financs ha. been recognized as of fandamental
importance.

! The civy corporation, the arban dictrict authority, the county council—all are directly concerned as Promoters,
and sometimes as actual builders of new Lousing, and in‘each case the security for the Central Government, The losses
and net costs of Projects are in most cases shared by Government and locsl housing authoritiec on the grounds that
the attendant social bencfits derived from the batter hour ing of the people more than compenrate for the necesss
demand upon revenue, Building societies, particular y in England, have played an important part in conjunction with
private builder:.

Under present economic conditions tiree main methods of providing satisiactory dwellings for the average
worldag class family have been used—the provision of cheap and abundant money ior houring, and the grart of some
sort of subsidy to cover part of the annuval cost and the provision of schemes through which home corrtruetion
and home purchase can be facifitaled. Most countries have adopted all three metiod-.

My observations abroad have impressed me deeply with the fact that in every enlightened and progressive
eountry, housing, including slum clearance and the provision of dweliings for low peid Workerr, 1s recognized &7 8 definite
soctal service, administereq. for the uetional good and the contentment of the individual. A new housing technigue
has been evolved,

46. Prior to the last vorid war co-operative anc public utility housing agencies had been
very active iu Europe in providing dwellings at a low rental AE cisewhere, however, building
operstions were almost compietely suspended during 1914-18 anc at the olose of the war, in most
Kuropean countries the problem was so acute that nationa) planming and extensive research
were undertaken and very considerahie sums made available for housing projects. An attack
was made on the problem of high building costs, so as $o evolve dwelling houses of a type that
would meet the demand of the low income groups. As already indicaied, the plans most gererally
adopted were of the apartment dwelling tvpe witk moders communal services. Co-operative
building societier took 4 major part in the erection of these, housing projects, which are recognized
as having achieved g very considerable measure of suceess. With few exceptions, hotrever,
European countries have not vet overtaken the housing shortage which, us elsewhere during the
present world ar. will probably be aggravateq, leaving wvide scope for further posi-war housing
activity .

Housmng IN THE UNITED STATES aF AMERIO_'_.

47. Like most other countries, America has in recent years been faced with an acute housing
considerable proportion of the populatior. of the large cities live in sub-stendard dwellings. It is
estimated that from 1930 to 1939, 1,000,000 new dwellings were provided and some hundreds of
thousands of sub-standard hormes were demolished, while at that stage it was estimated that at
least znother 2,000,000 homes vrere needed to overtake the immediafa shortage. The existence
of overcrowding and sub-standard dwellings on a large scale was established by extensive Jurveys
completed in 1936, TFrior to 1938 it was stated by ¢ Senate Committee on Education and Labour
that the number of dwellings unfit for habitation and requiring demolition anounted o 5,662,000
vhile various authorities estimated that a total of 16,000,00¢ families needed to be properly
housed. The stupendous proportions of the housing problem 1 Awmozics therefore are apparent.
It must not be overlooked however, that these figures relate to the coloured zo well as to the white
population,

48. Slums and Reliousing—Congress created the United States Housing Authority to deal
with the slum problem and ty provide rehousing. Finance i proviged by way of loans and
subsidies to local authority for this purpose, the lorns being reparzble over 60 vears at from
3 per ceni. to 31 per cent, interest. Before this assistance s raage available, however,
complementary legislation musc he passed by the State legislstur~s concerne ana a locol housing
authority established, which rust raise 10 per cent. of the cost of “he rehovsing plau and slsg
contributc et least on» fifth of that made by the Federal Housing Authoris,  Slun. demolition
most follow to the extent of the rehousing provided. Annusl contributions mav be made by the
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United States Housing Authority up to 84 per vent. of the capital cost of the project, for the purpose
of providing rehousmp at rentals comparable to those of slum dwellings, or in other words, a
sub-economic rental wishin the capacity of the rehoused tenant to pav. The principle of
subgidizing the cost of slum clearance and rehousing has been recognized and firmly established.

49. Housing Standerds—Prior to the intervention of the Federal Authority into housing,
action had been talen by local authorities to set up minimum housing standards in sanitation
and safety and in New York City a policy of tax exemption for a perlod of 10 years and later
increased to 20 years on new housing was introduced. Under this the exemption in many cases
equalled up to one-third the capital cost. It remained, however, for the Federal Housing
Administration to mak: any substantial progress in the setting up of housing standards and the
development of housing on & national scale. Loans and grants are made to local housing
authortties and agenmes-—-mciuding limited-dividend companies. Loans were up to 85 per cent.
with interest at 4 per cent. and amortization over 30 years, the balance of 15 per cent. being
proviaed by the applicant.

50. The Uniated States Housing Act (1937).—Under this Act, the United States Housing
Authority vwas established for the purpose of carrying on a long-range comprehensive national
programme to provide civilized housing with minimum standards of decency for families in the
lower income categories, and crestes a framework within which municipal, State and Federal
Government agencies may function with the greatest efficiency possible. The Act proceeds
from the assumption that low-rent housing for families of low income can only be achieved by
means of Giovernment subsidy and tha’f» this subsidization is a proper activity for the Government.
Low income families are defined as * families who cannot afiord to pay enough to cause private
enterprise in their localitr or metropohtan ares to build an adequate supply of decent, safe and
sanitary dwellings for their use.” A clear distinction is established between lov--rent housing
and slum clearance. The former includes all the various stages of financing, planning, land
acquisition and other items involved ir the construction of housmg for families in the low 1ncome
category. The latter is described as the activity which calls for the demolition of buildings in
slum or blighted arean and the conversion of such condemned areas for public purposes such as
parks, playgrounds.

51. Finance—The United States Housing Authority is an independent corporate body
of indefinite duration under the control of an administration appointed with the advice and
consent of the Senate. The authority renders assistance to public housing bodies such as local
authorities, in the form of loans and subsidies provided such agencies conform to the standards
established by the federal corporation, the debts of which are guaranteed by the United States
Government, Ite special function is to provide finance and technicel assistance to local
authorities willing to undertake slum clearance and rehousing activities. Assistance takes two
forms : a 60-year loan to the local authority equal to 90 per cent. of the cost of the project, and
annual subsidies to bring the new houses within the reach of the lower paid workers. Loans
are to be made at one-half per cent. above the * going federal rate ”’, which is the interest rate
or federal borrowings having a term of ten years or more. Thus the Federal Government
subsidizes the deficit resulting from the difference between, the high cost of financing and
construction and the low income tenants’ ability to pay. A clear distinction is made by the
Government between the lending of money, and the annual permanent grants-in-aid to help
bring the rents on completed projects within the capacitv of persons of very small incomes who
formerly lived in the slums. The capital loans are strictly Tepayable, the annual contributions—
grants-in-aids to reduce rent—ere not repayable. The operation of the grant-in-aid principle
15 well established by this Act in which emphasis is placed on local initiative for carrying out
housing schemes.

52. 1t 15 noteworthy that 38 States have passed Housing Legislation to enable them to
participate in the funds available from the Central Housing Authority. This follows closely
on the system operating in the United Kingdom where authority for housing schemes is vested
in the local governing bodies. A prominent feature of housing development in the United States
has been the erection of very large blocks of apartment houses accommodating some hundreds
of families in each. These are let at very low rentals compared with accommodation available
elsewhere. Whilst mapy of these apartment houses are located close to shum areas they are not
considered to constitute anv potenvial slum danger.

Housivg 18 NEW ZEALAND,

53. Under the Housing Survey Aci 1935 a complete surver was made of housing conditions
throughout New Zealard. In addition to a considerable shortage of housing, this revealed the
existence of slum arear and large numbers of sub-standard dwellings which “eeded demolition,
Incidentally, the survey disclosed that there were more than 90,000 persons directly or indirectly
engaged ir the building industry, representing approximately 14 per cent. of the total number
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of employed persons. Following this survey liberalization of the conditions of the Housing
Act of 1919 and the State Advances Corporation was decided upon end a Department of Housing
created to undertake housing construction on a national scale for rental purposes only.  Finance
is provided from reserve bank credit, the object being *“ to create asscts against reserve bank
credit 7. At the 2nd May, 1941, 14,143 houses were completed or provided for, involving a
liability of £18,500,000.

54. At the outset it was decided to make the greatest possible use of local meterials
and products and to standardize fittings and construction. The Institute of Architects prepared
plans and a master specification covering all basic principles of conziruction. Concurrently
some 300 individual plans were prepared, covering detached dwellings, semi-detached dwellings
and flats from the bed-sitting room to three bedroom types. As far as possible, not more than
one of a particular tvpe of dwelling is erected n any one development scheme. A faature of the
planning has been the development of individual elevations and types to suit land contours so
as to avold excessive excavation and foundations and other unnecessary expenditure. Rents
range from 14s. to 80s. weekly, and in this regard it is stated officially that these rentals are about
half those prevailing for similar accommodation from private landlords in Wellington.

55. While the chief objective of the New Zealand Housing Scheme has been the
construction of detached dwellings, extensive flat construction has been undertaken in both
Wellington and Auckland, these providing special features of town planning and totalling some
hundreds of flats in each of these cities. The Government has undertaken the provision of
adequate housing for the prople on a national scale. Ite activities are continuing as far as war
conditions permit, and the Government has expressed its determination vigorously to pursue its
housing policr.

Tre Housivg ProOBLEM.
56. The housing problem in Australia resolves itself into two main sections—
(1) Bconomic, or that whick provides homes for workers in employment according
to their means, either—
(a) at an economic rental,
(b) by purchase, on a rent-purchase basis with a deposit,
(¢) by purchase—usually under contract of sale—with no deposit, or
(d) assistance in the purchase of a home by discharging onerous mortgages
and loans for the repair, alteration or extension of a dwelling house.
(2) Sub-economic, including Slum Clearance and Rehousing, providing for the
demolition of sub-standard dwellings, replanning and rebuilding of former
slum areas; reclamation of new areas and rehovsing of former slvm dwellers
under hygienic conditions and wholesome surroundings at—
(@) an economic rental for those able to pay, and
(b) & sub-economic or concessional rental Where the number of dependants
or the smallness of family income, or both, make the payment of an
economic rental impossible.

57. After carefully reviewing the situation in each State and the large volume of evidence
of housing experts, social workers, and others competent to advise on the matter, it appears to
the Committee that to be effective and to achieve the desired results, any National Housing
Scheme must include the above provisions.

Economic Housing.

58. Homes for Rental.—As stated elsewhere in this report the predominant need is for
cottages suitable for letting to, or purchase by, workers on & low range of income. The most
outstanding examples of home building for rental purposes are provided by the South Australian
Housing Trust and the Commonwealth Government at Canberra.

59. In South Australia the dwellings erected by the Housing Trust are available only
for rental by low wage earners. The dwellings are of brick (semi-detached), and include three,
four and five roomed types. The total number of cottages erected by the Trust is 930 in the
Metropolitan Area, let at an average rental of 13s. 4d. per week, and 100 at Whyalla (245 miles
frora Adelaide), of four rooms and a sleep-out let at 16s. 6d. per week. Compared with these
rentals, the average rental of all four or five roomed houses in South Australiz is now approximately
£1 per week. The cost of homes erected by the Trust is limited to £600, but the actual cost before
the war was barely £500. Construction is carried out by a single contractor vho is provided
with full-time employment by the Trust. In Australia there is no other comprehensive scheme
of providing homes for rental comparable with the low rentals of the South Australian scheme,
which has been distinctly successful and has achieved the purpose for which it was constituted.
A significant feature is that arrears of rent amount only to a negligible figure. It should be
stated, however, that these cottages are let to seleciad tenants.
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60. At Canberra, the policy of Government-owned dwellings assumed major proportions
with the decision, nearly 20 vears ago, to transfer the seat of Government in 1927 from Melbourne,
and the consequential obligation on the Government of providing housing accommodation at the
Federal Capital for the large number of public officers tc be transferred to Canberra, and for
workmen and other residents. There are at present 1,860 Government-owned cottages in
Canberra. A high standard of design and construction is mainteined with costs ranging from
£700 upwards and rental assessed at 5.009 per cent. for brick, 5.5 per cent. for fibrolite and
shightly under 6 per cent. for weatherboard dwellings, covering interest, insurance, sinking fund,
maintenance and administration charges. In addition there are in two settlements some 200
temporary wooden dwellings of four and five rooms originally provided t. accommodate workmen
during the early development period. These are let at low rentals end will be demolished as the
permanent, development of the city proceeds. The extent of Government ownership-of homes
in the Federal Capital is illustrated by the fact that the total number of privately-owned homes—
some of which were erected by the Government and later sold—amounts only to 420. Important
factore contributing to this relatively small proportion of privately-owned dwellings are, no
doubt, the non-existence of freehold land in the Australian Capital Territory, all land being under
leasehold tenure with a 99 years lease for residential site leases, and Governmental rentals which
are more favorable than those available from private enterprise. While building costs are now
carrying heavy war-time loading, rentals for these Government-owned cottages compare favorably
with those with similar accommodation in other capital cities.

61. Homes for Purchase with Deposit.—~As will be observed, from the activities of Australian
housing authorities, the amount of advence which can be made for the purchase or erection of a
home varies from 10 per cent. required by the Commonwealth Housing Act (Commonwealth
Housing Ordinance, Canberra), the War Service Homes Commission {hmited to ex-members of the
fighting services and their dependants), the Workers’ Homes Board, Western Australia, and the
Agricultural Bank, Tasmania (Homes Act), and under certain special conditions including
Grovernment guarantees, by the Advances for Homes Branch Rural Bank and the Building
Societies in New South Wales, to 15 per cent. by the Advances for Homes Department Savings
Bank, South Australia and the Credit Foncier Housing Advances Department Savings Bank of
Victoria (applicants income not to exceed £400 per annumy}, to 20 per cent. by the State Advances
Corporation (workers’ dwellings) Queensland and Building Societies in New South Wales (general
conditions), to 25 per cent. by the Advances for Homes Department Rural Bank New South
Wales (general conditions), and to 80 per cent. by the Credit Foncier Department Savings Bank of
Victoria.

62. In addition there is a special provision in the Workers’ Homes Act, Queensiand, whereby
a 95 per cent. advance can be made for a dwelling erected on leasehold land, the advance being
covered by a Life Assurance Policy Security until a specified portion of the loan is repaid. A
similar concession is made by the War Service Homes Commission, with the security ir the form
of & contract of sale. while in the Workers” Homes Act, Western Australia, a special provision
exists for a deposit of £6 6s. for a home on leasehola land (see Appendix “ A ”* (30)).

63. It can be said that although completely lacking uniformity of policy, the foregoing
advances provide the great bulk of finance for home building or purchase by prospective home
owners, a proportion of the money being provided by private financiel institutions, particularly
that utilized bv building societies, although the major contribution is made from Government
funds and State banking institutions. Notwithstanding this, there is an obvious need for
uniformity of policy throughout the whole of the Commonwealth for assisting those persons who
destre home ownership and who are able to provide a ueposit of not more thar 10 per cent. or
perhaps even 5 per cent.

64. Homes for Purchase without Deposit.—Second only to the importance of homes for
rental for low paid workers is the pressing need for a system of home purchase without a deposit.
1t is conclusively demonstrated that a large section of people with regular but low incomes are
now unable to realize their desire for home ownership, for the reason that family obligations, illness
or other domestic misfortunes make it impossible for them to accumulate the deposit usually
required by housing or other lending imstitutions.

65. That 1t is practicable and financially sound to carry out such & scheme has been
demonstrated b the Agricultural Banl: of Tasmania which, under the Housing Improvement
Act, has erected groups of homes in Leunceston and Hobart for sale on 2 no-deposit rent-purchase
basis.  Care 15 taken in the selection of purchasers who, if they have proved satisfactory tenants
for a period of six months, are given the opportunity of purchase. The success of this scheme in
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66. The provision of homes on the no-deposit rent-purchase basis has also been made by the
Housing of the Unemployed Trust administered by the Rural Bank of New South Wales. Homes
built under this scheme are being purchased by instalments of 6s. or 7s. per week. As is implied,
however, participation in this scheme is limited to unemployed persons and those in necessitous
circumstances. Somewhat similar conditions 2pply in the case of homes for pensioners provided
by the Agricultural Banlk or Tasmanis and the McNess Housing Trust of Western Australia, where
benefits are limited, in the former case to pensioners and in the latter to pensioners, widows with
dependants, deserted wives and children, and other deserving classes of people. Such schemes
ag these provide a most useful and necessary means for unemployed. persons, pensioners and others
with very limited financial resovrces securing a home, but it 1s our opinior: that facilities to enable
all persous with a regular income and unable to pay a deposit, to zcquire a house on the
no-deposit rent-purchase basis, should form an essential part of any National Housing Scheme.

67. While social ownership of housing has been zdvocated before the Committee, the
consensus of evidence on the merits of home ownership may be summed up ir the following
statement of Mr. 8. R. Adams, Chairman of the Board of Management of the Agricultural Bank
of Tasmanis, ““ There is a widespreac desire on the part of the people to become home-owners .

68. Assistance un: Discharging Mortgage.—Although not a general provision, several of
the housing authorities referred to in this report provide facilities for the discharge of & mortgage
by a person who is occupying the dwelling on which the mortgage exists, and in & number of
cases provision is made also for small loans up to a limit of approximately £300 for repairs to,
or the improvement of, dwelling houses. The War Service Homes Commission has authority
to discharge 2 mortgage, while the Commonrealth Housing Act males provision for discharging
a mortgage anc e loan for enlarging a dwelling house.

69. It appears to the Committee that such provisions should be included in any National
Housing Scheme for Australia. Experience has showr, and this is confirmed in evidence, that
many persons undertake the Lability of home purchase under conditions which, when domestic
responsibilities increase or sickness or other misfortunes overtake the family, are found to be
extremely onerous and impossible of fulfillment. In many such cases forfeiture of the home and
a return to e rental proposition is the inevitable result. By making available, at reasonable
rates of interest, momes for the discharge of onerous mortgages a very real beuefit is conferreq
on families so situated, hecause it enables them to reduce their regular commitments and to
retain the pride and benefit of home ownership. A somewhat similar situation arises when PEersons
purchasing & home are faced with the necessity of enlarging the accommodation required for the
members of their own family or their dependants. In such circumstances, a loan at a reasonable
rate of interest for the purpose of enlarging a dwelling house confers meterial benefit upon the
vhole family.

Sub-economic Housing, including Sham Clearance and Rehousing.
70. Although no complete survey has been made either of the capital city or country areas

Ir any State, the partial surveys made of Sydney, Melbourne and Adelaide and of certain country
towns ir Victoria, supply reliable data as to the extent o’ sub-standard housing in those States
where it is estimated there are approximately 46,000 sub-standard dwellings unfit for human
habitation. These are made up of 30,000 in New South Wales, 10,000 in Victoris and 6,000
n South Australia. While Little reliable information is available concerning the extent of slum
areas and sub-standard houses in Queensland, Tasmania and Western Australia, evidence
submitted to the Committee and inspections of housing conditions in Brisbane, Hobart and Perth
have convinced us of the existence of considerable numbers of sub-standard dwelling houses in
each of these cities. It was found also thst serious overcrowding existed. It may therefore be
estimated conservatively that throughout the Commonwealth the number of sub-standard houses
unfic for humen habitation and needing to be demolished is not less than 50,000. In Perth the
greatest problem is overcrowding.

7L. Ths dire ofi3% on the unfortunate inhabitants of the shim—on adults and children
alike—of its living conditions end environment are so well known and acknowledged that we
feel it unnecessarr to restate them i detail. Slums sre at once recognized as a prime causc of
discase, crime and economie wastage, and a lowering of personal and civic standards. Ve oar never
hope to eradiczte tuberculosis vhile permitting sub-standard houses without proper ventilation
and sunlight, and invaded by dampness to remain, or prevent child dehnquency while narrov:
slum strects provide the only playground for children already houseq ir overcrowded, insanitary
and unhy gienic dwellings. Nor can we begin to raise the morale and self respect of the inhabitants
of slum areas while the slum psychology anc environment exists. Only by providing them with
healthy housing conditious and zaeauzte living areas can we restore these Australirns to proper
living standards and wholesome family life.
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JUVENILE DELINQUENCY,

72. Mention must be mace of what ic petheps the most far-reaching inheritance of stums,
Juvenile delinquency. In the slums children are born into conditions which allov: them only
the remotest chance of surviving their environment. Compared with children in homes of proper
standards und human values, their future is prejudiced before they are born. The great density
of populition—ana overcrowding is perhape not in itself the most serious of slum problems—
mevitably results in the absence of a proper segregation of the sexes among childrer and
adolescents and, as a natural sequence, lov mora; standards and a coarseness of character which,
if it does not bring earls trouble in the life of the child, is the first characteristic of the street
larralin and firsv ofiender from which, in such ¢n environment, it is 2 short distance to crime
and gaol. Unfortunately, as statistics demonstrate, these tendencies find all too frequent
expression In the child of school age.

73. lsolated surveys only of the causes of delinquency among children have been made.
In the report of the Victorian Housing Investigation and Slum Abolition Board (1936-37) it is
stated that e survey of 22 Children’s Courts in the Metropolitan Area of Melbourne for the six
months ending 31st December, 193%, disclosed that the percentage of delinquents from the—
Inner (congested) areas wes G.66 per 16,00 inhabitants.
Outer areas was 2.07 per 10,000 inhabitants,
Or approximately three to onc.

A survey of the Castlemaine Reformatory Frison for the twelve months ending the 28th
February, 1933, disclosed that—
Inner areas providec 1.76 per 10,000 inhabitants. and
Guter areas provided .35 per 10,000 inhabitants.
Or approximately five to one.

Further investigation at this reformatory disclosed that four years later many of the
‘prisoners, following their discharge, had. again been admitbed to gaol, the percentages being—
From inner areas 61.9 of those discharged were re-admitted.
Prom outer areas 38.5 of thos: discherged were re-admitted.

The report states—* It is not surprising that the inner areas provide proportionately from
three to five times raore juvenile delinquents than the outer areas or that the vouthful delinquent
who on his discharge returns to inner areas, has o 60 per cent. greater risk of being returned to
gaol than he who returns to an outer area.”

74. A statement on “ Juvenile Delinquency ” by Mr. D. E. Rose, M.A., B.Kc., of the
Department of Tabour and Social Services, New South Wales, presented in evidence included—

In proportion to population the inner industrial municipalities of Sydney produce two-and-o-half times as many
delinguents as the outer municipalities and four times as many as the country areas. There is & close connexion between
the distribution of poverty, unemployment and deliguency.

The deliguents are most froquent in relatively impoverished homes.  Fifty-two per cent. of delinguents’ fathers
were casual or semi-sldlled workers, and 24 per cent. were dependent. Delinguents tend to come from very larpe families,
the averare number of children was 5.7. ~ This ¢till further reducas the economic status of the family and makes the
mother’s task of providing supervision and moral training extremely difficult. The efiect of thees wnfavorable condition:
in the home is shown by the fact that 59 per cent. of the tota] delinquent group had run awzy from home. This exposed
them to intensified environmental pressure. Of r. control group of non-delinquents from the same inner areas only
8 per cent. had ran eway from home .

The average aze at the first offence wa: 11.4 years. Fifty per cent. committed their first offence at between the
ages of ten and thirteen years . . . |

The delinquent child is the inevitable produst of the combination of environmental precsure and individual
wenkness. Stated i ite simplest terms, the problem of prevention is the problem of building socially acceptable patterns
of behaviour into the child’s habitnal modes of thought and action. ** Habit formstion is alwayy the crux, alike in the
maling and in the unmaling of the youtliful misdemeanour.” (Burt.)

75. This s all contributed to or aggravated by the vermin infested, Insanitary and
unhygienic conditions of slum dwellings, the cumulative efiect of which is to jeftison in the shim
child the development of mind and body and moral standards along lines which alone can make
him a useful and respected member of the community at large. While it must be remembered
that wrthin the slums there are to be found many whe retain their self-respect and whose homes
are & model of cleanliness and industry in spite of great economic handicaps, too frequently
insobriety, and immorality stalk the streets and dominate the homes, while underfed and underclsc
children are commonrlacz.

Housivg vor War VWoRKEERS.

76. Notwithstandiug the ageravation o the housing ehortage resuliing from the cessation,
during the existing crisis, of the sormal building programrae, it i necessary and proper thot for
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77. It is appropriate, also, that as is now the case, use should be made of existing Stat
organizations, such as the Housing Commission in Victoria and similar bodies in other States,
providing such accommodation. But careful consideration of the type and cost of dwelling
and the locations in which they are erected is important if post-war repercussions are to be avoider
or kept within reasonable Fmits. It appears to the Committee that except at pemanently settle
centres of industry, the selection of types of dwellings capable of removal to other localities woul,
be the most desirable policy to pursue in accommodating any aggregation of war workers,

MopERN METHODS OF Housing.

78. During our inquiry we have been much impressed by the possibilities that exist for
improved housing by the application of modern technique, new types of materials and mass
production methods to building construction. The building trade is among the most conservative
of the trades, many of its methods now employed having been followed for centuries past. We
believe that there is scope for the exercise of more imagination by architects and contractors
and that by the adoption of more modern methods, considersble saving can be attained in the
cost of building.

79. Evidence brought before the Committee indicated that plans for the development of
new and scientific designs and methods of construction of dwelling houses were wel] advanced at
the beginning of the present war. These were being developed in a manner that leads us to believe
considerable reduction in costs would result, both from the form of planning and the mass
production methods contemplated. There can be no doubt that such developments in housing
technique would produce beneficial results to the community at large and particularly for low
Wwage earners who remain in the greatest need of adequate housing conditions.

80. We therefore suggest that there should be inquiry or research into this cspect of
housing with a view to lowering costs and increasing the quality of construction.

Housive as Works ProJEcT AND Ecovomic Prawwing.

81. We again stress the Very great importance of adequate steps being taken in advance
to complete the planning of a Nationa] Housing Scheme as g works project for introduction at
the close of the war, or when the Nan-power now engaged in the defence of Australig becomes

82. We wish to lay emphasis on one further point which, in our opinion, has an important
bearing on the formulation of any comprehensive scheme of housing,

part of a general scheme for the Post war economic development of the conntry. Any scheme
which leaves out of account the manner in which the occupants of new centres of housing, be
they satellite towns or slum renovations, are to earn their livelihood will obviously fail, For
instance, it is clearly necessary that some general decision be reached as to the extent the activities
of our population should be concentrated on secondary, rather than op primary industries.
If the latber, then it is obvious that, apart from slum reclamation, much of the building
recommended in this report should be carried out in rural rather than in urban districts,

84. If, as seems possible and desirable, the mdustrialization of the country which has

developed as a result of the war is to be continued or even increased, it will mean that building

industries, but also the choice of type of industries of which the development is desirable. The
problem is one of bringing the population to the best sites Wwhere new industries can be set on foot,
rather than bringing the new industries to the existing centres of population.

85. Australia to-day suffers from the fact that half the population is concentrated in a
few metropolitan centres. It will be for the lasting benefit of Australia from the health, military
and economic standpoints, if a better distribution of her population can be achieved in the future.



17

CONCLUSION.

87. It 1s our considered opinion that adoption of the recommendation contained In
paragraph 11 of this report is essential in the best interests of the Australian people, having regard
to the serious proportions of the housing problem in Australia as well as to 1ts far reaching social
and economic implications. By so doing the Commonwealth would—although belatedly—follow
the lead of most civilized countries in recognizing a national responsibility for housing the people
adequately a5 a necessarv community service.
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APPENDIX A.

POWERS AND Scopg OF EXISTING HOUSING AUTHORITILRS.

1, The feliowing summary of housing legielation in Australia indicates the 2eope of the various hous
authorities in each Stgte and the eonditions under whieo finance i provided for 10using projects.

take over the POWers, authorities, duties ang tunetions of Government housing 8£eNCY measures. Among sye
measures are the Housing for Unemployed 4ot 19341937 ; the Housing I provement Aez 1936-1937 ; the Buildin,
Relief Agency and the Housing Agency. all of which were formerly administered by the Rural Bank of New Bout)

3. The Housing Jor Unemgloyed Acy 1934-1937 is further amended to provide for the appointment of g
Advisary committee consisting of the Mirister for Labour and Industry as Chairmar, and eight members appointec
by the Governor, The duty of the Committec will be to consider Proposals for the housing of the unemployed, as
mny be referred o i by the Howsing Commission and furnish reports thereon.

4. The Housing Commission is required within gir months after this considerstion to furnish ¢- the Minjster
& report on the step: that ara neécessary in order to co-relate and co-crdinate the activities of the co-operative buildin+
societier, and the activities of the Rypa] Bank »f New South Wales in relation to the re-erectiop of dwellings or the
Provision o finaneisl assistance for that Purpose, and on the activities of the Housing Commission of New Soutl,
Wales.

Tar Runar Bawk or New Soutr Wargs,

5. Advances for Homes Depastment.—Advance- are made o persons not owning a dwelling other than that
for which the loan i» required ; to erect, enlarpe or purchase g dwelling, or to discharge a mortgage. The maximum
advance is £1,200 or ap amount not exceeding 75 per cent. of the valuation. Repayments cover period of 30 years
for brick, and 20 years for timbery dwellings, with interest at 43 Der cent.

®. Special schene Jor low wag: oategories—Advances up to & total amount of £700 or 90 per cent. of tie value
of land and dwelling are made to PeTsons with an income of up to £6 per week, and for higher ingomes, in specis] cages
where heavy family obligation- exist Advences arc made for the purpoce of the erection of moderately prices,
dwelling: to persons who would otherwise be unzble to obtain a hom-. Interest is at 4% per cent. angd Iepayments
are for the same period a. advarcer under the Homes Department. In 8pecial cases a further 5 ber cent. advaner

7. Governme:: <igencies administered by the Rusai Bank.—This scheme wes iitiated in 19832 4, Teligve
unemployment in the buﬂdjng and allied trades. Advances are made available for—.

{4) Lrection, renovation or extension of public hall or places of g public angd civic chazacter up to £1,500,
(8) Tmprovements, renovations or additions to Pastoral and agricultural associations showgrounds,
Repayment, are @ver perisds up to fiftesn rear with interest at 5 per cent,

. Hovsiag sigency.——This adminicters the assets of the formor Government Housirg Board. Advances hpve
been made to gl yr existing borrowers to CATIY out necessarr Tepaire znd improvements and have essentin] aervieer
cennected on thejr properties.

9. Hom. Buglding Sckzv;ee.-—Agency grant:. and loans from Government funds to supplement advances under
the Advances for Homes Department of the Rure] Bank. Advances up to a maximum of £300 are Tepayable over
ten yvears.

10. Housing for Unemployed Truss— T was established in 1934 1o assist unemployed ang other necessitous
persons to provide cheap homer or tq obtain building materials for persons willing to erect, their own homes, preference
being given o large families. The Trust har power 4o leass land and to Iet, sell or erect g dwelling. Funds are
provided by the Government withous deposit. Repayment: are from 6. to 8s. per weel: with interest at 9 Per cent,
The cost of houser under this scheme approximater £325.

Co-opERATIVE Bunomg SoCIETIES,

1. Introduced to sasist pertons on middle or Jower-middje clase ingomes (very few below £5 per week) to
4Cquire homes. The objective war to ENCOUr.ge co-operative building. Special provision was made for “ terminating
building societies o be terminated whep gl shares had been taken up and external ighilities had been met. Fupgs
are secured from Benlkr, Insurance Companies and other private sources, under Government guarantee for the

responsibility for borrowings of fellow members. Societies are supervised by the Government. Funds are borrowe
in bulk by Societie:, under Gorernment guarantee and parcelled out o individual members, Advances are mage for
neriods of from 14 to 98 Year: with interest varying from 41 per cent, 4o 47 per cent. The maximum advance i £900
or normally 80 per cent. of valuetion, In special cases 90 per cent. advance i made under Government guarantee
aeainst logs,
VICTORIA,
BTATE Bavives Baxx.

V2. Credit Foncge. Departmens —Crediy loncier loans secured by firct ortgages are granted o freehold land
or land which can he Wade freshold for tpe Purpose of ereciing dwrellings and shops. No restrictions are placed op
borrowers.  Advances are made up to £1,000 or 75 Per cent. of the Banlk’s valuation with intorest gt 41 per cent. and
repaymert over g period of ten ¥ears with righi of repews] Principal and interegt repayments for new loans amognnt

to £1 10 . per quarter for each £10p borrowed. Under theve eanditions the loan is nompletely repaid in 291 yeary,
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APPENDIX A—conlinued.

13. Cied:t Forcier Houwing Advances—Credit Foncler Housing Adsances are made to porsons not owning a
home and whose income does not exceed £400 a year, for the building of & home. The muximum advance jis £900
for timber and £1,000 for & briek, stone or concrete structure, or not exceeding 90 per cent. of the Bank’s valuation,
with interest at 41 per cent, and repayments over a period of 28 years. Fepayments of principal and interest equal
10s. 6d. per month per £100 of advance. Repayments and interest rates are subject to review after 10 and 20 years.
In defermining the amount of advance allowance is made for the esiimated liability ror street construction, sewerage
and similar servicer. Dwellings must be te a Bank design, the fee of £8 for plans, specifications snd rupcrvision being
charged.

14. Due o war conditions including, curtailment of the building, industry, and in order tc conserve funds for
War purposes, housing advaness made by the Bank have nov. been considerably restricted.

Vicrorian Hovsine CoMmission.

15. The powers of the Commission are defined under the Slwm Cloarance enc. Eousing Act 1988 and include-—
{z) Improvements to existing housing conditions.
(b) Determination of minimum standards with which new houses must comply.
{c} Reclamation of insanitary areas
{d} Provision of houses for persons of limited means.
(e} Zoning, i.e., the division of Municipal dictricts into residertial and other areas, and obtaining advice
of buildings whick might be erected in those areas.

16. The Commirsion hus adopted the policy of utilizing, where availuble, crown lond for ite initail housing
schemer.  In additior {0 various arcac of erown land made available, ii ha- cecured portion- of other rites considered
desirabie, in outer suburbs adjacent to schools and shopping facilitier and connected by trausport to areas in which
reclamation operations are to be carried out.

17. The Commission’s operations have soc far been confined to slum clearance and rehousing. Houwses are
erectzd for rental purposes only and are made available chiefly tc persons whose homes have been demolished as unfit
for habitation. The Commi.ion is authorized te borrow up to £2,000,000 by the issuc of debenture:, guaranteed by
the State Government. In one locality three bedroom type homes of approximately one thousand cquare feet floor
space cost £747 inclusive of the land, Coste are now estimated to have risen 10 per cent.

1€. The Commissior has instituted a scheme of sub-economic rentals under which for cvery 1s. drop in the
family income below £4 per week a reduction of 3d. per week is made in the rent until the family income reaches £2
per week, out of which & maximum of 8s. rent is charged. A further concession is granted in the cose of laxge families
with limited incomer.
QULENBLAND.
Sta1E ADvancEs CORPORATION.

19. Workers' Dveliings.-—Advances up to 80 per cent. of the valuation of land and dwelling are madc for home
building to persons whose income does not exceed £750 per annum and who have suitable building land. The
Corporation prepares plans and specification: and charge: 2 per cent. to 4 per cent. for this service, meluding the
calling of tenders and supervision. The maximum advance 15 £1,000 for timber dwellings and £1,250 for brick or
concret~ or 80 per cent. of the valie of land and dwellicg but the actual maximum edvaness have been £695, and
£725 for remote purts of the State. Repaywents cover & period of 20 years with interest at 4 per cens.

20. Workers’ IHomes Aet 1919-1934 —~Advances under thi- Act up to £600 are made to persons with ap ineome
not evceedine £260 who agree to us: the home exclutively for themselves and who do not already possess land.
Homes arc erected on crown lands converted to ** perpetual lease tenure . Homes ate nold at cost under a contract
of sale, The lea.. may be converted to freehold or dischazre of the full amount of indeb*edress. £ depowit of b
per cent. is required and repayments over 25 years include principie, interest, fire insurancs, maintenance and land
rent &t 3 per cent. The purchaser muat take out a life assurance policy sufficient to pay the full amount of the unpaid
purchase money to the corporation in the event of his deatk. Exemption from this provisicn may be made on account
of medical unfitness or to persons whose ages render the premium perment: & hardship.

21. Building Revival Schome (1932).—This was introduced to relieve unemployment and to assist the building
industry. Advancer up to £300 may be made to the owner of a dwelling for general repairs, alterations, additions
or other improvements to his residence, and to the Truste: of Schoole of Arts and Halls, the cost of construction of
which has been raised wholly or in part by public subseription, and buildings erected on land owned by or vested
any agricultural or horticultural societies or Trustees of any auch society. Repayments cover & period of not exceeding
ten years with interest at 4 per cent.

2L. State Housing Relief Legislativn.—This enables borrowers cxzperiencing bardship by the funding of all
arrecrs of housing schemes (except the building revival scheme) and the extension of the terms of mortrages (20 years,
workers' dweilings) and of all contracts for zalc (26 years, worker~’ homes), by a period of ter vears, with a concequential
reduction in monthly payments.

SOUTH AUSTRALIA,
Tre Sourn AvsTRALIAN Housing Trust.

23. This was constituted by Act of Parliament {1936-1937) for the purperc o: providing homes at a muximun:
cost of £500 eace, inciuding land, roads, jootpath:, fence:, sewerage, lighting and water servicus, for letting purposes
only. To be elizible uuder this Act the total weekly income of the applicart and Lis family must not exczed 81 tmes
the daily livire wage amounting to 14s. per day.  Operations of the 1rust are financed by borrowing. either directly
or through the State. The total rentsl is not to exceed 8 per cent. of the actual coct of houses in & group. Until the
outhreai of war, housing cost: were well below the maximum ficure of £500, Lut the mavimum has nev been raised
to £600.

2;. The Building bites mus. be such that the land available is chieap, iu recsonable proximity to one or more
industrial centres, not subject o inundation or inhereut faults, close to trapsport (with cheap izres) and scliools. and
within reacit of esrertisl services, and uniformly level to keep eost of footpath. 2t a minimum.
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APPENDIX A——continued,

25. The dwellings constructed by the Trust are of the semi-detached type with a minimum area of land per
dwelling of 4,000 squate feet. The range of weekly rentals charged by the Trust in June, 1940, was for house of three
rooms and sleep-ont, 11s. Gd. to 13s. per week ; house of 4 Tooms and sleep-out, 12s. 6d. to 14s. per veek ; house of
b rooms and eleep-out, 13¢. 6d. to 15s, per week. By comparison, the a7 erage weekly rental ior 4 and 5 roomed houses
in the metropolitan ares of South Australia for the Tune quarter 1940, was 20s. .048d. per weelk.

26. A supplementary scheme designed to re-house slum dwellers and others unable to afford the above rentals
provided that weekly rentals were not to exceed 10s. per week and the total cost of dwellings not more than £350.
Tiis scheme was dependent upon gifts of land or money Lut ar none bave been reccived the scheme has not been
proceeded with,

TEE Brate Bavings Bawz.

21, Advances for Homes Department.—Advances may bc made to persons with an annual income not in excess
of £450, for the purpose of erecting or acquiring homes by purchase for personal ocenpancy. Applicants must not
aiready be the owners of any other dweiling. The imum advance is £100 or ¢/,ths of the value of house and land.
The period of repayment is 42 years for brick, stone or concrete dwellings or 20 years for wood or iron dwellings, with
interest at 5 per cent.

28. Under an alternative scheme dwellings and land may be sold by the Bank for a deposit of £25 under
contract for szle.  After payment of one-seventh of the purchase price, the Bank will execute s mortgage in favour
of the Bank in respeet of the balance owing and will approve a transfer of the land. In addition the Bank has power
to purchnse a home for fet*ing to the widow or widowed mother of & returned soidier.

29. Houstng Loan Guarantees —By Act of Parliament in 1941, the Btate Government suthorized, in certain
cagos; the guarantee of margins of advance above T0 per cent. to 90 per cent. of valuation to assist pecple with
limited capital to acquire homes of their own. The maximum edvance is £1,000, the rate of intazest 5 per cent., witl
& penalty rate for late pavment. An applicant must not already be the owner of a home and must declarn his
intention to reside in the dwelling for which the advence is made.

WESTERN AUSTRALIA.
Workens' HoMes BoaARD.

30. Workers Homes Act—Under Part 3 of the Workers' Homes Act, the Board may erect homes on leasehoid
land 8t & minimum deposit of £5, pius £1 6s. fees, making a total outlay for the lersee of £8 6s. Fees for the
preparation of plans and supervision of the buildin, » together with interest and progress payments are eapitalized
in the total cost of the dwelling. Security, in this case, 1s in the form of & perpetual crown Jease, Repayments are
made over 35 years for a brick dwelling and 25 years for a wooden dwelling, and include interest, principal, rates and
taxes, fire insurance and iand rent at 3 per cept. per annum of the capital value of the land. The land is subject to
reappraisement every 20 years. After repayment of the capital cost of the improvements the land may be converted
to frechold at the previously appraised value for rental purposes.

3L Under the freehold section of the Act (Part 4) the applicants provide their own land and advances are made
by the Board up to a limit of £800 or 90 per cent. of the valuation. A charge of 1 per cent. for plans end specifications
and  per cent. of the tendered price for supervision is made. The Board haa povwer to accept the land as sufficient
equity for an ad-ance without further deposit being required. The benefits of this section of the Aot are limited to
persons with an income not exceeding £400 per annum and who do not own & dwelling house. TRepayments are over
a pertod of 35 years for brick dwellings and 25 yeers for wooden dwellings with interest from § per cent. to 6 per cent.

32. A small loans schems was introduced in 1933 for the purpose of creating employment and enabiing
repairs and renovations and additions to be made to properties. The maximum advance is £300 repayable over
fifteen years with interect at 5 per cent.

33. McNess Housing Trust (1930) ; was introduced to assist old-age and invalid pensioners with families,
widows and deserted wives with families and other deserving persons, who are unable to acquire & home or pay rent
in the normal way. The Trust is administered by the Workers” Homes Board. Funds are provided from the
McNess bequestr, grants from the Lotteries Commission and approprigtions by Parliament from the Commonwealth
unemployment grant, interest free. Properties purchased or erceted by the Trust are occupied on a Tepayment
basis of Bs. per week and others are occupied ou a free life-tenure basis vithout payment. Under a later section,
municipalities or roads boards cannot strike rates on the property and the only expenses for which the occupants are
liable 15 for domestic purposes such ss water and electric light, &e. Tbe Trust has power to cancel the free
life-tenure or the purchase agreement should the eircumstances justify such action.

TASMANIA.
AGRIOULTURAL BaNg OF TASMANIA.

34. Housing Sectwr—Homes Aot.—Under this Act advances may be made to persons with limited incomes
to provids homes for themselres and dependants on terms within their means. The Aot gives power—

{1) To acquire land for building subdivision and the ereetion of dwellings.

(2} Deposit~ on dwellings on rent-purchase conditions with & small or nominal deposit.

{3) Muke advances to approved applicants for the erection of homes on their ¢wn land or land selected
for the purpese. Eligibility for the advance is Jimited to persons whose income does not exceed
£600 if ke has three or more dependants or £400 in any other cases, o who receives not more than
£25 a vear as income from property.

A deposit of 10 per cent. of the cost of house and land js required, the maximum advance being £1,500.
Repayments are over a period of 42 years for & brick dwelling and 30 years for a wooden dwelling with interest at the
rate of 54 per cent. or 5 per cent. if payment is made within fourteen days. A fee of 2} per cent. of the contract
price is made for plans and specifications and supervision.

35. Housing Improvement Act 1938, provides for a limited (Government guarantee to approved financial
institutions covering advances to approved spplicants for the building of homes without deposit.
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36. Home: for Usemployis and Cusual Wo.ker: Act, malkes vrovision for advances to unemploved and casual
workers ior the provision of a home on a rent-purchase basis with no deposit. Lnterest is aiv 4 per cent. and
ropayments ineluding principal, interest, rates and ta¥es and incurance amount to 16-. per woek for one particular
lot of twclve five-roomed brick houser. This low rentel is made poseible by Government suicidy towards the cost
of the homes,

37. Recent authority was granted for the provirion of heme: (pemi-detached three-roomed dwellings) which
it i» intended to ot to cld-age pensioners for = rentsl not cxeceding 8s. per weel. A Covernment subeidr towards
the coit of theie homer nermits this low Tentel.

COMHONVEALTH.
Var Senvice Homrs CoMirissiox.

38. Assistance is given to Australian sallors and roldiers ana their families and devendents to acquire homs.
Tkis ir given under two forms : cither by the sale {under contract of sale) of homes acquired or erected by the
Commisrion on the rent-purchace systern, or by loans, on the reourity of o mortgage over the land and dwelling to erect,
purcuase or complate a dwelling, or vo discharge a mortyage. After payments of 2C per cent. of the cost of housc ana
land being purchased under contract of sale, n transfer of lond mav be obtained and : mortgage executed. The
statutory limit of a loan under the Act is £950. Where the security given is by way of ¢ mortpage a minimum
deponit 1¢ 10 per cent. ol the capital cost or valuaiion, whichever ir the lesser. Wkhere the sccurnity is by way of
contract of sale under the rent-purchase system the deposit required doer not excesd & per cent. of the capital cost
of valuation.

39. Advances are repayable by equal monthly instalments of interest and principal, the mazimum tirm of
repayment being 50 years in the case of a widow or widowed mother of an Australien sailur or coldier and 45 years
in all other cases. Intercstisat 4 percent. The Commission hasfollowed the poliey of letting houses on a tenancy basis
nending their disposal by sale. Where an elizible purchaser is not avaiiebie, disposal on the open market may be
sffected.

4PPENDIX B.

SLUM AREAS AND SUB-STANDARD DWELLINGE.

1. The following refsrences from Reports of Houting Surveys and evidence before the Cemmittee presents a
fairly reliable picture of the cxtent of slum areas and the condition of large numbers of Lub-stundard dwelling bouces
in New South Wale:, Victorie and South Awustralia and givec some appreciation, based on evidence submitted and
inspections made, of the extent of sub-standard housing in Queensland, Tasmaniz and Western Australia.

New souts WaLzs.

2. The Report of the Housing Condition. Investigation Committee 1936, states that a detailed inspection wa:
made of Woolloomooloo and Erskineville together with parts of Newtowr and Alexandria. The Report goes on to
BAy—

' That Woolloomooloo Area No. 1 contains approximately 76 acres.

That definite congestion ezists, particularly along part of the waterfrent and in the three-storied
terraces.

That the majority of the buildings which are used purely for residential purposes are at least 60 to 80
year. old, vers dilapidated and generally in a very bad state of repeir. The characteristics are sueh a. are
usually associabed with squalid, overcrowded insanitery conditions.

" Woolloomooloo Area No. 2.—The conditione in this area are uncatisfactory and very cimilar to thore
described above in Woclloomooloo Area No. 1. The ares readily lends iteelf to treatment as a residential ares
and is ideally sitnated for this purpose.

Erskineville and environs—

{1) That the housing conditiors throughout the hrokineville municinelity necessitat: spacial actic.
for relier.
(2) That most of the houses exe definitely unfit for occupatinon and rhould be demolisLed,

Krom our generul review of the pozition within the mstropelit:r arew, ve csfimat- from informeticn
furnished Ly various municipalities that about 2,000 acres ir the aggrerate require treatment fur relief of the
present unsatisfactor; bousing conditions.

From these investigations we are satisfied that there are seriously congested area: within the city and
the adjacent municipalities necessitating urgent consideratior by the Governmert. We have, therefore,
turpithed the Architectural Traffie and Planning Sub-Uoramittee vith detailed infermaticn in regard to
Woolleomooloo and Erslineville to facilitate the work of that Sub-Committee in srriving at some ides of
the costs likely to be involved.”

3. A report or the redesign of Krcldne-ille was submitted.

An approzimate estimate of the gross costs of tne seheme provoses is set out Lereunder :— £
(1) Area west of Illawirra Rallway Line—(including residential, shopping and industriel
sections). Bstimated cort of resumption and rebuilding 1,426,000
(2) Area cast of Illawarra railway line—(including residential and mdustnﬂl areas) "E-timated
cost of resumption and rebuﬂdmg .. .. 688,000

(3} Mhscellaneous costs .. 396,001
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AvpENDIY B-—continued.
4. The Repott of the Housing Improvemen. Ceaid of New South Walew 1937 siates-

“1% will be noted that the Sydney Municipsl Couneil it the only local authority i the Sinte wlicy
hes undertaizen hon ing operatiore, limited though these have beer. The finarcial lewe: meurred Lave ro
infizencod the Council that i% is understood 1t lias no further desire to undertake rehcw ine relomes.  Figures
supplied by Couneil indicate that the net tor-es to 31st Lecember, 1836, total £66,228 on a capitel exponditure
of £138,728."

A total of 169 flate wa: erected by tue Council.

" 1t must be remembered that there ore av lecst 30,00¢ Lomes i the City of Sydney and immediately
adjscent municipalities whick werc built many yoars vefore therr. wae any health controi or supervision of
building activities, They have long outlived their wefunes:. Their existance, topether with the menner
in which the:r have been dewwelr erowded on almo't every availahle square foot of land form: « mejer housing
problem so far a. Sydney is concerncd. Tiis problers must be faced, hecaure i 1z almosy an aviom that a
slam distzict eventually rpreads and engulfr adjoining arens. Unchecked. the blignt can spread with a
rapidity that oftentime. astonishes.

“ 1t should also 1r: noted that similer conditiur® exist in Neweactle, Wollongers und severs] councry
centres.

We emphs ize in regard ie the 30,000 bousey proviously mentioned that tie mzjority are without
dampeourse, are vadly ventilst-d, lack adequate sunlight and open -pace, and coniribute noihing tu the
comfort or well being of the unfortunate tenant: .

Y ICTURIA.
5. i survey was made by the Housing Investifation and Slum Abolition Board in 1930-37, covering the inner
suburbs of Melbourne {within 5 miles of tie Genersl roct Office) and cevlain < oweiry totre.
6. The sur~ey of the metropolitan ares disclosed that ous of 7,330 house. vin'tud, the number wa- jound to je—

{1) In good habitzble condition . . . 1,056
(2} Unfit for habitation without erteusive ropuiss being muds 3,138
{3} Unfit for habitation ard incapable of heing 1nade 8t .. 3,046
(4) Without bathrooms .. .. - 2,066
(b} Without wanLing facilities .. .. 3,285
(6} Without kitchen sinks .. . .. . 5,663

The number of persons occupyine houces unfit jor humen habitrtion . .. 10,0086

7. TLe «urvey of the country district was vonfined to Newiown und Cuilvell, Ceelonr West, Shepparton ard
Mildura. Slum conditions were prevalent in all four tovns.

8. Tn onc town tle local council reparted that tuerc -rere approximataly 150 dwelling. ki wlich twe er mor
families reside and, of tiese, 28 house aé luast 66 farmilies conisting of 184 adulis ané 81 childrcu.  Four families live
in tin sheds on their own land. There are 69 tiver bank huts whies Louse 121 adulta snd 77 children. A census made
by the municipelity describes 82 of these cumps as tin huts, constructed mostly 0. kerosene tins, rim e deserihed as
tents, four e~ bag chelters, one as u bag hut and the belancs are of sundry structuve.

9. At anotner town there are 925 dwvelling: of tac river shack and buropy type, rorstructed mainly of timber
frame covered with bags, these accommodate approrimately 1,000 people of whor: hal! are chilarcn. In botiu towns
these hutr arc without floors and th.e areas nre subject to rivers flooding. No regular syitem of senitation hat been
provided by either council. In one instance & girl fifteen years of age, was confined on the press adjoining one of these
tiver shacks.

10. Nince its appointment the Victorian Housing Commission har issued 1286 demolition wrders (1,0LO
metropolitan and 326 country) and 2,059 repair crders (1,493 meiropolitas and 566 cuuntry). The Commission’s
rehousing programme has so far included the erection of 1,144 homes in the mebrapolitan ares rnd 13v in country
towns, Of thesc, 186 houses have been dt.i_ncd to accommodate families with ~evei children or morc. All told,
secommodation has heen provided for 1,004 iamilies, iceluding 2,250 children, ot & cout of £1,210,000. 1z cvidence
before the Commitsec. Mr. K. Oswald Barpsit, member of the Victorian Housing Camimnirion stated that there were
probably at least another 10,000 houscs in Victorta still to lx demolished.

BOUTE AUSTRALLA.

11. The Building Act Inquiry Committec made s survey of subustandard houring conditiorn in the metropolitan
aren of Adelaide and in its Third Report (October, 1941) <tates as follov: :—

“ Numper of dwelling house: inspected and classifiea . 7,454
Up to standard . . . .. . 584
Sub-standord—
(i) By reasor o1 ctiuctural condition, had state of repnir or lack of smenities £.616

N.B.—More than hali of tnese Lhouse: could not be made t¢ conform
w modern standard. o) health and domestic comfort hv any expenditure
commensurate v.ith their type or situation.

(ii) Unfit for habitation and demolition necessary 2,254
Total svb-standerd houses .. 6,870
Witnout usable bathroom- .. 5,267
Without wash-houses .. . . 5,406
Without kitehen sinl: .. . 6.524
Total number of inhabitants in sub-standard honses 26,298
Of tnese, children under fiffeen rearn .. .- 7,62%
Total nurabcr of inhabitant: in dwellinps whers demolition neecinerr .. 9,326
Of thees, children under fifteen year: .. . 3,290

“ Au has beew pointed out. the sub-standurd houses clor-ilied by~ the Coirmitier are not the whol of
the sub-standard housas to po found in the di‘rick. surveyed. Large vwrt: of the metropolitan area where
reasonably ccod howsing conditione preveil were completely excluded from the rurvex alihough iol-ted
sub-standard houses and small groups of sub-standard hotues are known to voil”
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ArPENDIX B—continued.
TASMANTA.

12. The Reperi of the Committee appointed by the Hohart Gity Council (1941} states—

“The mematers of your Committe= ave unanimous in the opinion that the seutenesa of the housiny
problem lies in the lock of heslthy and sanitary houses at a ressenable rent for persons under the baric wag:
and Jor parents with laree families. The problem of howning for parents with children is exceedingly diffcult,
ind it is plewsing t6 note thet this is onc of the features to wl.ich the Housing Commission in Victoria devotes
speciai ottenticn. While @ large percencge of parents would eppreciate improved housing conditions, the
greatest henellt would be derived by the clildren, and fomilies should be given rubstantial pr-ierenca i1 any
allocation of tenants to new dweliings. Unless this is dore, the berefits of free education and free medicsl
serviee - are seriousl retarded.

It is ouite evident thav private enterprisc will nover effect any permament or even temporary
lmprovemeni in the surrounding: of these people, tud as ie the ense in other Ftates, the work will therefore
fall on: semo public body anch as » Housing Caminigsion.

Th.. provisiou of decent placus fnx thic section of the community i~ « nubional question that require: »
sclation which cannot Le regarded a< a buriners proposifion ; but rather as one which is just as necessarv as
free ecueation o+ froe modical serivices.  Ingairiet made at a number of dwellings in two of the areas indieated
that the averrze -veelly fomily income was only 23 13.. 9d., but a0 ome oi the wesidents ~vere away hop
pieking at the tirre, this fivure may be subj- el to somre variation.

Apy scheme, to be ruercesful, muet provide for some now housss near the cenire of the ety and far
other: to b built further out, where land i@ cheaper.

Tie removal of slum nreas within the eity presents ¢ more costiy undertaking. 1o the first aree, i6 i
estimated thib the authority will Lave fo pay up to £1€,000 for land resumption.” New roads, water and
severage services will cost £6,000, making = total of £2£,000. On thic land, under the nev law, onlr 40 new
buildings could be erectec.”

13. In evidence hefore the Commnittee, the Lord Mayor of Hobert (Alderman J. Soundy) stated—

" Upon investigation, it became obvious tnat many of th: old portions of Hobart had not been planned
properly, and many buildings had been built without resard to nealth or convenience, and the areas will need
replanning +2 moke the best use of the land, rnd in order to provide air, space and healthy surroundings.

the elimination: of tlum areas and sub-standard homes generally, and their replacement with modern
houses at rental: within the reach of working people, is & national question. . . . many of the low-rent
houses in Hobart are sub-standerd. Hobart is the second oldest city in the Commonwealth and whilst it has
beautiful surroundings, it is not welt planned.”
14. The Committze inspected a number of slum area- in Hobart and was convineed of the existence of numerous
dwellinge cf verr low standard quite unfit for habitation.

QUEENSLAND,

15, Ample evidencc wes cvailable in Brisbane of the existenre of sub-ctandard dwellings, in cluding a large number
of shackr on the outrldris of the city, where living conditicns were far below the standards usnally required by health
and local government authorities ; although it cruld rot be s.id that as yet extensive sium areas had developed, the
elements which go to rsake up the slum were in evidence.

16. Within close proximity to tie centw= ol thr city inspectiont were made of dwellings house in which very
serious overerowding existed. The Brisbanc City Council has ne record of any survey of housing conditions in
Brishane,

WLSTERN AUSTRALLA.

17. While Perth iz probably more fevorably situated in relation to housing than any other cavital city and there
hes been ne serious development of slum areas, therc are many sub-standard dwellings and potential slums.

18. An exvert witness, in urging thet sreater powers for dealing with heusing ke granted to loeal zovernment
authorities ir Western Aunstralia, stated—

“Livery eity has its blighted aree . We are developing ome in Perth very rapidly now. These
blighted areas would not appear if we had powers which enabled us to insict that owners of buildings keep
their places up to a minimum standard. We Fa~e no actual slum arens in Pertl. but we have potential shums.”

19. The Becretary, Worker=' Homes Board, stated that hic Board had heen unable to attend to 300 applications
from pensioners and necessitous ceses and, referring to the housing conditions, said—

** Bome of the conditiors have heen really appalling and they still are .

The Chairman, Workers” Homes Board, in evidence stated “ The Board has no power to demolish slum houses. The
slum problem in not verr presing.”

20. Another rcprerz=ntative witness stated—" I could show you, evan ir Purth, rows of houses that should be
pulied down ro that decent house: might be erecied on the land.”

21. Conclusive svidence was submitted indiczting the existence ol overcrowding or e large seale due to the
kouring shortege in Perth and cuburbs, estimated at {from 2,000 to 3,000 home:.

There iz no available record of any survey of hrusing conditions in Perth.

APPENDIX C.

THE HOUSING SHORTAGE.

While it is not possible to cecure definite figures as to the actual housing shortage, at the request of the
Committee, an investigation was undertaken by Mr. F. Oswald Barpett, M.Com., F.C.A.(Aust.), member of the
Vietorian Housing Commission, who has submitted the following estimates :—

‘1. It oceurred to me that in nermal times there would be some reasonably definite rclationship hetween the
number of marriages and the number of new dwellings and that this ascertained relationship may be used as a
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APPENDIX C-—continued.

1927-1928-1929, because the first of there years was one of the most prosperous years of the twenties, and the next
two years revealed the signs of the coming depression. Taking then, the relationship disclosed in thece three years
as the standard, I have applied it for the twelve yearz 1928 to 1930, stopping then because of the enormous increase
in the number of marziages owing to war.

Tiis method is by no means to be taken as absolute, but simply as a guide. Mr. Colin Clark, Director and
Government Statistician of Queensland, has compiled a formula of his own, wiich iz based on the assumption that
“ A houre or flat is required by every married womar and by 93.5 per cent. of the unmarried women and widows
over the age of 40 ”.  Where data ho* been made available, the housing shortage hes been estimated on $hic formula
also.

9 __
TaBLE Suowive EsriMaten Housk SHORTAGE.
Marriage-dwellings Mr. Clark's
tormuic Tormul..
Victoria (1939). . . .. . 41,845 (1933) 25,166
New Bouth Wales——
Sydnev (1939) .. .. 36,788 .. ..
State . . .. .. .. .. (1933) 45,407
South Australia (1939) .. .. .. .. 15,940 {1941} 17,413
South Australir—CGovernment Statist {1939) .. 15,500 .. . ..
Queensland (1939) .. - . 8,197 .. (1938) 10,000
No reliable figures are available for Western Australia and Tasmania.
3

Summiny or EstimaTeEp Houstwe SHORTAGE.

From the above table I am of opinion it i+ reasonable to estimate that the housing shortage in the various States
18 approximately as follows —

FVictorts .. .. .. 40,000
New Sonth Wales .. .. 45,000
South Awustralis .. .. 17,000
Queensland .. . .. 10,000

112,000

The shortage of 112,000 houses indicates that people are deuble-banking,

My estimates are based on the 1939 figures, and I should say that the position is worse now. The best that
we could hope for is that it has remained stafie. Certainty it has not improved.

Mr. Colin Clark’s estimate for the whole of Australia in 1933 was 89,000. As the years immediately following
the Census (30th June, 1933) weze * depression *' years, I think the estimate submitted by me is not unreasonable,

4. To this estimated house shortage must be added the number of houses that are unfit for human hebitation
and must be demalished.

In Vietoris this is estimzted at .. . .. . .. 10,000
In ¥ew South Wales .. .. .. 30,000
In South Austrajia . . - .. .. 6,000

A total of .. .. .. .. .. .. 46,000

5. No figures are available for Western Australia and Tasmanis. It iy evident that a building programme that
would remove the housing shortage and rehouse slum-dwellerr, must envisage the building of approximately 150,000
houazes in the Commonweslth. It must be remembered that this is in addition to the demand for current housing, &
demand that for many years nrivate enterprise has not met.

6. The restriction at present plared upon the building of dwellings will, when it is lifted, mean greatly increased
demand for dwellings. For each year that the embargo is retained, the shortage will increase by at least 35,000,
There must also be taken into account the probability of the needs of migrants, particulariy from Great Britain and
the United States of America.

7. We build on the average 35,000 houses per year in the Commonwealth. During the depression yearc the
average was 33,000 houses. If the war lasts for another two years the shortage will probabiy- increase Ly 70,000
houses.  Allowing for sium demolition, 46,000 houses and current houcing demand 35,000 per year, I ectimate that for
the period of eight years we shall be required to build 50,000 houses a year in order to meet the demand.

8. To ehminate slums, extinguish the housing shortage, end to meet ourrent needs, will mean a building
programme of approximately 1,000 dwellings per week for this eight years. This is just one-sixth of what England did
in her attempt to abolish slums and to rehouse the slum dweller after the Grest War, and is therefore when judged
from the point of view of comparative vopulations, » task well within our capacitv.”
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