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A COMPREHENSIVE SCHEME

FOR

STREET IMPROVEMENTS IN LONDON.

CHAPTER I

REASONS FOR IMPROVEMENT.

Combination and harmony necessary before improvement possible— Paris in 1750—London in 1700—
London’s decline—Benefits from improvements to health, traffic, labour, geacrally.

NoxE of us really know the great capital in which we live. In some ways magni-
ficent, it has more squalid streets, more regions destitute of hope, than can perhaps
~-be found within similar limits in any other part of the world. London is so large,
so shapeless, that no one person can really know its wants or the needs of its people.
Working amongst its poor is an army of Samaritans and Reformers, and from
time to time a voice is raised for some improvement in the environment of the
masses. Moved as we may be at the moment, we soon fall back into our old groove,
taking no steps which will permanently benefit our people or our town. If we could
only combine, the energy that is now largely frittered away in individual effort
might then become potent for good. There seems to be no absolute rcason why
millions of our fellow beings should continue to live in the miserable squalor that
now surrounds them—other towns have to some extent regenerated themselves, and
if the right path leading to the regencration of London can be indicated, doubtless
many will gladly take up a work so vital to the welfare of the whole community.

A century ago Paris was even in a worse position than London, and Voltaire
expressed the common fecling of shame so powerfully that his words incited the
Parisians of his day to a combined effort for the improvement of their eity. Voltaire
wrote :—‘ We possess the wherewithal to purchase Kingdoms, we sec every day what
is wanting to our Capital, and we content ourselves with murmuring. . . . We rush
to the theatres, and are indignant on entering them in a manner so inconvenient
and so disgusting, to be so uncomfortably seated there, and to leave them with
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2 REASONS FOR IMPROVEMENT.

more trouble and confusion than when we entered. We blush, rightly, to behold
public markets established in narrow streets, spreading dirt and infection. We have
only two fountains in good taste, and they are far from being advantageously
situated ; all the others are worthy of a village. Immense districts require open
spaces, and the centre of the town, obscure, confined, hideous, represents a period of
the most shameful barbarism. We say this without ceasing, but until when shall
we say it without remedying it? . . . The meanness of ideas, the fear, still more
mean, of a necessary expenditure, rise up to contend with those projects of grandeur
which every good citizen has made to himself a hundred times. We are discouraged
on thinking what it will cost to raise these necessary monuments, the greater
number of which, becoming every day indispensable, must be cxecuted in the end,
whatever they may cost, though, in the main, it is very certain that they will cost
nothing to the State. . . . What! shall it be only at the last extremity that we do
something great ? If half Paris were burnt down we should rebuild it, rendering it
superb and commodious, and we are not willing to give it, to-day, at a thousand
times less cost, the accommodation and magnificence which it needs ! Yet a similar
enterprise would redound to the glory of the Nation, would be an immortal honour
to the municipality, would encourage all the Arts, and, far from impoverishing,
would enrich the State. It would, moreover, accustom to work a thousand worthless
loafers, who sustain a miserable life in the infamous trade of begging, and who still
contribute to dishonour our Capital. . . . May Heaven send some man, some states-
man, sufficiently zealous to undertake such projects, with a mind sufficiently firm
and enlightened to carry them out ; and that he may have trust cnough reposed in
him to make them a success! If, in our immense City, no one can be found to do
this, if we arc contented to talk of it at table, to utter useless vows, or, may be,
impertinent pleasantries, ‘il faut pleurer sur les ruines de Jérusalem.””

Substitute the word ¢ trains” for ““ theatres ” in this despairing appeal, and onc
might almost suppose the words were put together to describe the London of to-day.
Contrast with Voltaire the following description of London, as given by Edward
Hatton in ‘A New Review of London,” published in 1708 :—* London is the most
ancient, spacious, populous, rich, beautiful, noble city that we know of in the world.
'Tis the seat of the British Empire ; the Exchange of Great Britain and Ireland ; the
Compendium of the Kingdom ; the Vitals of the Commonwealth ; and the principal
Town of traffic that I can find accounted of by any of our Geographers.”

Clearly, in Hatton’s time, London was commodious and its streets well adapted
to the needs of those days. Then its citizens must have been men of breadth and
intelligence, who clearly saw their nccessities and determined to fulfil them, and
if this spirit had been maintained with London’s growth, Voltaire’s words would



LA B

THE DEATH-RATE IN LONDON. 3

never have been applicable to it. But the reverse of this has been the case, and
many an attempt has been made to suggest how the inadequate street system of
London can be transformed so as to meet the expanding requirements of the present
day. The remedy apparently has not yet been found, and the probability that London
is now for the first time about to acquire a satisfactory and powerful Municipal
Government, seems to make it desirable that yet another attempt should be made.

It will be well first to consider both the losses caused by inadequate streets,
and the benefits to be gained by improving them. This can best be done under
the heads of Health—Traflic—the Labouring Classes—General benefits.

1. IIEALTIL

“Life in a modern city should not be an evil or a misfortune for any class.
There should be such sanitary arrangements and administration as to make the
death-rate of a great eity smaller than that of the nation as a whole. There should
be such educational facilities as to insure to all the young people of a city the most
suitable physical, intellectual, and-industrial training.” * We in London are rising
to some faint perception of these truths, which are being gradually brought home
to us by the improved material conditions which exist in many of our more energetic
and progressive provincial towns. No doubt some works have also been accom-
plished in London, reducing its death-rate; but the death-rate of those districts
of London where the population is most dense is still far greater than the death-rate
in any of the principal cities in Europe. In the whole of the central districts, for
instance, the death-rate in 1891 was 27°6 per thousand, whilst, according to a
report to the London County Council, the death-rate for the year 1890 in portions
of the crowded district of Bethnal Green, is stated to have been 40 per thou-
sand.t It is just in these districts that one of the greatest dangers to the
health of London lies. They are the spots on which epidemic diseases fasten, and
until they are transformed, progress in lessening the general death-rate will continue
to be arrested. Not only so, but London, which was once in the van of sanitary
progress, has lost her place, and until the remedy be found will full farther and
farther behind eities to which she formerly showed the way.

The following figures are taken from the annual summaries of deaths issued by
the Registrar-General since 1874, from which date the death-rates of foreign cities
have been included in the summaries.

* « How London is Governed,” by Albert Shaw, ‘ Century Magazine,” Nov. 1890
t ¢ Annual Report of L.C.C. for 1891, p, 38.
B 2



4 REASONS FOR IMPROVEMENT.

DEATH-RATE IN TWELVE LEADING EuroreaN C1TiES IN 1874 AND 1890-1.

f
Cities. 1874, 1890-L.* e

IGUEINR 55 oo 0o oc 329 per 1000. 209 per 1600 120 per 1000.

2. Liverpool - Y PF. 32:0 - 236 . 8-4 ”

3. Birmingham .. .. .. 26-8 " 197 s 71 »

4, Hague .. .. .. .. 265 X 195 " 1 70 ”

5 Glasgow.. .. .. ..| 311 253 | 58

6. Turin .. .. .. .. | 26-7 " 22°8 o 39 »

7. Rome coee e | 215, 236 39

8. Brussels .. .. .. .. 23-9 ” 215 Y 2:4 »

9. London .. .. .. ..| 225 23 22,
10. Paris .. .. .. .. | 224 216 08 .,
11. Viemna .. .. .. .. | 246 246, Nil.

Increase.

12, Dublin .. .. .. .. 26-0 . 26-5 ” 05 per 1000.

These figures clearly show the improvement that has taken place in many large
cities, and they also show that no material alteration has taken place in the health
of London and Paris during the same period. The rcason of this may perhaps be
found in the fact that radical changes were being made in those cities which show
marked improvement, while in London and Paris little change took place during
that period. For instance, between the years 1880 and 1890, Glasgow trans-
formed about ninety acres of slums. In order to give an idea of the beneficial
results of this work on the health of that city beyond what is stated above, I cannot
do better than quote from that most interesting book, ¢ Vital, Social, and Econo-
mical Statistics of the City of Glasgow, 1885 to 1891, by James Nicol, City
Chamberlain.

“The table of the total mortality of the city in the last ten years exhibits,
when compared with the preceding decade, most gratifying, in truth remarkable,
results touching the health of the people of Glasgow, and is eloquent testimony
to the success of the great municipal work carried out by the City Improvement

* During the years 1890-1 influenza was prevalent in parts of Kurope, and affected the death-rate

materially. For this reason, where the rate seriously differed in any city during these two years, the
lower rate is quoted as being closer to the normal rate.



v IMPROVEMENTS IN OTHER TOWNS AND CITIES. 5,

Trustees in breaking up the dense and feetid closes in the old and central
districts of the eity;* of the sanitary conditions enforced by the depart-
ment on health ; and of the drastic measures applied for the arrest of infectious
disorders.

“In the decade 1871-1880, with a population averaging
494,574, the deaths per annum were .. . 14,303

And in the last decade 1881-1890, when the populatlon
averaged 537,000, the yearly number of deaths was .. 13,132
Giving a diminution per annum to the credit of last

decade of .. .. .. .. 1,171
Add for the difference of populamon . .. .. 100
And we have an annual saving of lives of .. .. . 1,2717”

Similar good results followed the comprehensive improvements in Birmingham,
which were also undertaken during the period referred to. Mr. Chamberlain’s
evidence on this point, given before the Royal Commission on the Ilousing of the
Working Classes, contains striking testimony to this.¥

During this same period, sanitary and street improvements were being
vigorously earried out in Berlin, Liverpool, and the Hague. No doubt these great
strides in improvement were taken owing to the example of London and Paris.
London had, before this period, by the construction of her great sewerage works
and other sanitary improvements, reduced her death-rate materially, and Paris, by
abolishing her slums, and transforming herself into a city of wide and beautitul
streets, had also reduced hers. During the later period above referred to, both
London and Paris rested more or less on their onward march, for no one ecan helieve
that the London death-rate of 20°3, or the Paris death-rate of 21°6, indicates the
ultimate goal of sanitary reform. Many of us, indeed, believe in the possibility of
reducing these figures to one-half. That this is no mere dream is shown by the
death-rate of Hampstead, which is 147, and by the striking experience of the
Artizans’ Dwellings Company, which is able to boast of a death-rate in its tene-
ment blocks of 12°85.

If then we are to keep pace with what is being done for the health of towns-
people elsewhere, the most urgent necessity at the present moment is obviously the
adoption of a scheme under which our dense and thickly-populated slums can

* The work ofthis trust is described in Chapter IL
t See Appendix L., Questions 12,394, 5 and 6.



& REASONS FOR IMPROVEMENT,

gradually be transformed into broad arteries and lofty blocks of dwellings. Such
a system is undoubtedly the healthiest and most convenient means of accommo-
dating the population of large towns, for the wide roads not only continually change
and purify the atmosphere around every home, but at the same time provide
accommodation for the ever-increasing traffiec. Neither of these benefits can possibly
e proeured by means of narrow streets flanked by low buildings, which under our
present policy are created in all directions. Moreover, although our streets are
always narrow, the buildings in them are not always low. The result of this is
indicated by the fact that the School Board visitors can tell whether a child lives at
the top or bottom of a block of dwellings, so much is it wvisibly affected by
living without sunshine in the stagnant and polluted air around the lower part of
buildings situated in narrow and ill-ventilated streets.* Assuredly, then, if this
policy be continued, not only will the health of our capital suffer incaleulably, but
the cost of providing a remedy in the future will be vastly greater than that of
securing one now.

2. TRAFFIC.

Every omnibus and cab that uses the main streets of the City of London and
its approaches is delayed on an average half an hour every day, through blocks and
partial blocks. From the same cause, every van that passes through its narrow lanes
is delayed on an average at least an hour and a half. The number of vehicles that
passed into the City on May 4th, 1891, was 92,372.f Caleulating this waste of
time on 50,000 vehicles only, the loss in money amounts to at least five thousand
pounds a day, or a million and a half a year. In addition to this, there is an
enormous loss of time from the same cause to business men and others, the money
value of which 1t is impossible to caleulate.

An attempt has been made to find an artificial remedy so far as the unloading
of vans is concerned, by a provision in the Metropolitan Streets Act of 1867, which
forbids vans to stand for longer time than is necessary to load and unload. This
provision, however, inereases rather than lessens the blocks in the streets, as the
carters walk their horses with their heavy loads up and down the streets, awaiting
their turn to discharge. Another clause of this Act attempts to minimise the
difficulty by forbidding timber or other lengthy merchandise from being carried
through narrow streets during certain hours; and a further clause prevents traffic

* ¢Royal Commizsion ou the Housing of the Working Classes,” Question 2282,
1 ¢Ten Years’ Growth of the City, 1881-1891." James Salmon.
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from the North or East passing through certain streets, while other streets are
similarly blocked against traffic from the South or West.

Inadequate streets necessitate an excessive number of constables to regulate the
traffic and prevent loss of life.  Sixteen constables are daily required to regulate
the traffic at the point where Southampton Row and Little Queen Street meet
Holborn. Even with all possible care, street accidents are persistently increasing.
In the year 1881, the number killed and wounded in the strcets of London was
3527, whilst in 1891 the number had risen to 5784, although in the meantime the
police force had been increased from 11,699 to 15,038.* Judicious street improve-
ments will obviously remove most of these difficulties, and materially reduce the
number of accidents. For instance, traffic, both vehicular and foot, quite as heavy
as that of the congested Strand, freely passes through Whitehall without police
regulation, and almost without accident.

Not only do many existing strects want widening, but new and more direct
routes should be provided for diverting much of the present traffic from over-
crowded thoroughfares. For instance, if the northern side of St. Paul’s Cathedral
were widened and thrown open to vehicular traffic, the present indirect way round
the south and east of the Cathedral would not remain the route for the traffic
going castward from Ludgate IIill to Cheapside. Again, if a new street were made
direct from Charing Cross to Rosebery Avenue, the omnibus traffic to Islington
would probably not make the present detour by Fleet Street and Chancery Lane.
If Piccadilly were continued eastwards by a broad street parallel to Covent
Garden, as shown on my plan, all the traffic from Kensington would probably no
longer find its way to the crowded Strand.

There is another and growing consideration that ought not to be overlooked.
Most of our main thoroughfares are absolutely unsuitable for tramways—a mode of
conveyance which is undoubtedly a boon to the working poor, and a convenience to
most.  Although differences of opinion may exist as to whether trams should be
admitted into the centre of London, even where the roads are of ample width, there
cannot be two opinions as to the advisability of encouraging them from the suburbs
to termini as near the centre as practicable. It is true that existing tramways are
a danger in many parts, such for instance as those in the Walworth Road ; West-
minster Bridge Road ; Nine Ehlns Lane ; Old Street, St. Luke’s ; and, of all places,
in one of our newest thoroughfares, the Clerkenwell Road! This, however, is no
argument against tramways, but is a powerful reason for improving our streets
in a sufficiently liberal manner to meet the inevitable growth of all sorts of traffic.

* ¢ Annual Reports of the Commissioner of Metropolitan Police.”
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3. THE LABOURING CLASSES.

We are all used to the cry, now periodically raised, that occupation must be
provided for the unemployed ; and with that ery most of us have sympathy. It is,
however, a question of great import whether or not it is sound policy to ereate work
which is not admittedly of permanent benefit to the community at large, in order to
give employment. Any well-considered scheme, on the contrary, would have a healthy
effect in stimulating trade and inducing prosperity. I can think of nothing that
would have a better effect on the prosperity of a town, and on the well-being of its
industrial classes, than the carrying out of a well-considered scheme for its material
improvement. Such a scheme could go on uninterruptedly from year to year, with
such occasional developments as periods of exceptional depression demanded. It is
1ot too much to say that there is hardly any branch of industry that would not be
more or less beneficially affected by it. This must be apparent to any one who will
even casually consider the great number of trades which are brought into play by
the removal of existing properties, the formation of new streets, and the erection
and furnishing of buildings on the new frontages.

Rightly considered, the money actually spent in work of this character is pure
gain to the eommunity. Not only does it provide an investment for capitalists,
work and wages to industry, and profit to all the many employers who supply the
labouring class with the necessaries of life, but the community has usually, in the
improvement itself, excellent and permanent value for the money spent. Next
to the actual production of wealth from the soil, there is perhaps no form of expendi-
ture which brings greater prosperity, or more lasting benefit, than that employed in
the permanent improvement of towns. How much better is this than attempts to
create, in times of labour crises, special devices for employing the unemployed ;
for in these there is admittedly a pauperizing effect which is permanently injurious
to the class they are intended to aid.

It may be urged that one of the effeets of carrying out improvements on
a large and systematic plan in London will be the attraction of labour from
other towns, thus adding to the over-stocked labour market of the metropolis.
It is true this might be the effect at first, but the general influence on labour would
he wholly beneficial, for there can be little question that when London steadfastly
begins its work of regeneration all the other towns will surely follow. Emulation
will rapidly and inevitably have its stimulating effect, even on the least enterprising,
and, as will be shown in the next part of this ehapter to have been the case elsewhere,
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the powerful example of the metropolis will continue to be followed, in the future as
in the past, throughout the whole of the country.

In Chapters IV. and V. an attempt will be made to show that the true solution
of the question of housing the working classes in London does not lie wholly in the
direction of tempting them to the suburbs, nor wholly in the reconstruction of the
slums on their present costly sites. It may be found possible to provide dwellings
quite as healthy and pleasant as in any suburb, on suitable sites within a mile
of those central districts where work chiefly lies. If, in doing this, we can at the
same time find work for the worker and employment for the unemployed, we shall
be doing that which must be an unmixed good to the community.

4. GENERAIL BENEFITS.

Not only local convenience, but national dignity, demands that our metropolis
should be improved. A well-known English writer, Mr. Hamerton, has summed up
foreign criticism of London as follows :-——¢ Foreign critics are usually so horrified by
London smoke, and by the ugliness of our ordinary houses, that they become in-
capable of perceiving beauty even where it really exists, and confound all things
together in indiscriminating, unsparing condemnation.” *

After living ten years in England, a very intelligent Frenchman, ¢ Max O'Rell,”
writes thus:—“If nothing is more sad and gloomy than out-of-doors life in the .
large English towns, nothing that I know of is more charming than the interior of
a well-kept English house. It is a paradise of studied comfort and well-understood
luxury.” §

In comparison to this, note his remarks on London :—¢ London has, so to speak,
no monuments. The Abbey and Palace of Westminster, St. Paul’s—you must not
look for much else. A few statues: the great Cobden shivering with cold in a dirty.
out-of-the-way corner ; Nelson stuck upon a Roman candle high in the air; three
Wellingtons and a Shakespeare —this last a private gift. At the four corners of
Trafalgar Square, the London Place de la Concorde, four pedestals are to be secen.
Three are surmounted by statues, the fourth is wanting. Not that there is any
dearth of great men in England ; it is simply indifference, nothing more.” §

Foreign opinion as to the ugliness of London is, indeed, so well known that it
will be unnecessary to make further quotations. Few foreigners, or indeced few of us,
know the immense areas, especially in East and South-east London, where the streets
are narrow and monotonous, and the houses poor and squalid. Miles and miles

* ¢Paris in Old and Present Times.’ t *John Bull and his Island.
C
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of such streets follow each other, unrelieved in any way in their dismal monotony, and
it would be impossible to imagine more cheerless and depressing surroundings than
those in which hundreds of thousands of our fellow Londoners are doomed to spend
the greater part of their lives. To relieve this monotony by bringing through such
districts new main thoroughfares is surely desirable. We have seen the beneficial
results that have followed the making of such improvements. Charing Cross Road
and Shaftesbury Avenue have opened up and brought light and variety to such
dismal regions as Soho and Seven Dials; and none who remember what these
distriets were, and know what parts of them now are, can for one moment doubt
the unmixed good that the construetion of main thoroughfares brings to such parts.
This may not hbe a matter which appeals equally to all of us, for to some it will
certainly be difficult to realise the dismalness of the life of those whose monotonous
occupations and crowded homes are far away from busy thoroughfares ; but to those
whom the duties of either business or philanthropy take constantly into the vast
tracts of Darker London, this reason for improvement will strongly appeal.

Another class, higher in the social scale, will also be beneficially affected by the
making of judiciously placed new streets. It is notorious that in what are called
choiee positions, such, for instance, as in the Strand, New Bond Street, or Oxford
Street, the rents paid by shopkecpers are enormous, and must form a most serions
tax upon the customers who purchase at these shops. Few of us have any coneeption
of the excessive amount of these rents, and that the life of the shopkeeper is often
- almost one of slavery, endeavouring to win a large income, not only for his own, or his
family’s benefit, but for the benefit of his taskmaster, the landlord. This unnatural
state of things is only made possible by the fieree competition for shops in the very
few good thoroughfares that London now possesses. If more of such thoroughfares
are made, and especially if they are so planned as to insure a large amount of
through traffic, as they certainly can and should be, many additional sites for high-
class retail shops would be created. Then, by the natural law of supply and demand,
it might be possible for the retail tradesman to obtain good shops at reasonable
rental. The same benefits would acerue to many wholesale traders. For instance,
before the formation of Queen Victoria Street, iron-founders, stove-merchants, and
wall-paper manufacturers were only to be found in the confined warehouses of Thames
Street, for which inconvenient and almost inaceessible premises fabulous rents
were paid.  Now, these wholesale traders are accommodated at lower rents in the
spacious premises in Queen Victoria Street, which has become the centre of these
trades. If more main thoroughfares were carried through to the City, wholesale
clothiers, fancy-goods merchants, and others would gradually oceupy the new
premises in the more commodious streets, extending the trade area of the City,
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NATIONAL BENEFITS. 11

and leaving the confined lanes of the central portion for those merchants and others
who are bound to find accommodation near their exchanges and markets. It must
be remembered that, although the inflated value of some few existing premises may
thus be reduced, the development of districts now occupied mainly by property of a
poor and comparatively unremunerative kind will be so great, that their rateable
value will be largely increased, thus bringing general benefit. Instances of this may
be readily found on the Westminster and Cadogan estates.

There is yet another advantage which will arise from the improvement of
London. No one perhaps realises the enormous sums brought into some countries
by tourists and temporary residents from abroad. London is only beginning to reap
a large harvest from this source; but in the past such towns as Paris, Vienna,
Brussels, and the chief Italian cities, have done so. The Seecretary of the Dritish
Embassy at Rome, in one of his reports on Italian trade, gives as his estimate of the
sum spent in that country by visitors from abroad, twenty-one millions sterling
annually. Since London commenced to improve itself, and especially since it has
been provided with its three or four magnificent modern hotels, it has begun to share
the enormous annual income derived from the pursuit of pleasure. That 1t can
eventually be made one of the most attractive of cities is without doubt, and owing
to the advantage of its position on the highway between the New World and the Old,
its improvement will be the means of intercepting some of the wealth spent in
pleasure before it reaches the Continent.

To make the Metropolis really beautiful, not only will new streets be necessary,
but many new public buildings. For years past we have spoken of erecting new
Government buildings for the Departments of War, Trade, Agriculture, &e., and we
now undoubtedly need a great central group of Municipal Offices. There are
many other architectural buildings, both public and private, that will probably be
erected when really advantageous positions are provided. This can only be done in
connection with the formation of fine thoroughfares in central districts, and when
this is done, London will begin to be the beautiful and dignified city that its
wealth justifies. Among the many public buildings from the want of which
London has long suffered inconvenience, Retail Markets may be mentioned, but there
is now a probability that our Council will supply this want. Judiciously placed, these
markets will afford not only attractive features in London’s architecture, but will bring
light and variety into many of the poorer districts. How this can be done I have
endeavoured to show in the accompanying plan and sketches, and it will be apparent
that not only would such markets remove a serious reproach from our streets, but
would enable both buyers and sellers to transact their business under conditions of
comfort and decency.

2



12 REASONS FOR IMPROVEMENT.

Do what we will, it is impossible at once to bring London to the level,
in design and architecture, of many Continental cities, as with them the work
has been steadily progressing for a long period. But when the turn of London
arrives, we shall doubtless gradually suecced, by skilfully-planned new streets, and
well-placed public buildings, in largely transforming it from the ugly and shapeless
mass that it now is, into a really attractive eity. Not only would such a city
hecome a great centre for visitors from all parts of the world, but the interest its
improvement would excite in the breasts of its wealthier eitizens might be the
means of diverting a portion of their wealth to still further improvement. The
munificence of Englishmen towards work that really interests them is well known,
and beautified London would be likely to attraet some of this munificence to itself.

That such a transformation would encourage every trade in the country is
undoubted, and it would not be by means of the improvements carried out in the
metropolis alone that London would thus encourage the nation’s trade. ¢ The
majority of visitors to Paris will find comparatively little to interest them in the
provinces of Northern France. The towns are merely repetitions of the metropolis
on a small scale. The modern taste for improvement, which has been so strongly
developed and so magnificently gratified in Paris, has also manifested itself in
the provincial towns. . . . Broad and straight streets with attractive shop-windows
are rapidly superscding old and crooked lanes; whole quarters of towns are
being demolished, and large regular squares taking their place ; while ramparts of
ancient fortifications are eonverted into boulevards faintly resembling those at Paris.
Admirably adapted as these utilitarian changes doubtless are to the requirements of
a erowded town in this nineteenth century, it cannot but be deeply regretted that
the few characteristic remnants of antiquity which, in these quiet provincial towns
survived the storms of the Wars of the Huguenots and of the Great Revolution, are
now rapidly venishing.” *

When, therefore, London determines to dispense with her narrow streets and
lanes, we shall expect to find Brighton at last ashamed of her Western Road, North
Street, and East Street ; Richmond, of her High Street ; and Portsmouth, Chatham,
and Swansea, of their unhealthy, inconvenient and inartistic thoroughfares, which
certainly have little historic interest to induce us to preserve them. Thus will the
example of the metropolis be copied from one corner of the kingdom to the other, to
the great benefit of trade and to our national honour and repute.

* Baedeker’s ¢ Guide to Paris and Northern France.’
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CHAPTER IL

THE EXAMPLE OF PARIS AND OTHER TOWNS.

Paris the pioneer of adeguate cily reforms— Principles of Parisian improvements— Vienna, lute Emperor's
decrees with reference to improvements, present progress towards completion—DBerlin, a city without «
slum—Land laws in Prussie—Glasgow, extensive improvement inaugurated in 1865—Birmingham,
central area splendidly transformed—The lesson from these leading towns.

PARIS.

“Paris is the typical modern city. In the work of transforming the labyrinthine
tangle of narrow, dark, and foul medizval alleys into broad, modern thoroughfares,
and of providing those appointments and conveniences which distinguish the well-
ordered city of our day from the old-time cities which had grown up formless and
organless by centuries of accretion—in this brilliant nineteenth-century task of
reconstructing cities in their physical characters, dealing with them as organic
entities, and endeavouring to give such form to the visible body as will best accom-
modate the expanding life within, Paris has been the unrivalled leader. Berlin and
Vienna have accomplished magnificent results in city-making, and great British
towns -- Glasgow, Bil‘mingham, Manchester, and others "—(alas ! London is not, and
could not truthfully be included)—* have, in a less ambitious way, wrought no less
useful reforms; but Paris was the pioneer. French public authorities, architects,
and engineers, were the first to conceive effectually the ideas of symmetry and
spaciousness, of order and convenience, of wholesomeness and cleanliness, in urban
arrangements.” *

The present dignified and convenient modern city has replaced the picturesque
mediseval one under a system which embodies certain general principles. A short
deseription of these prineciples will be useful in showing that such a system, subject
to certain modifications, can also be carried out in London with complete success.
In these days, for instance, it would be quite impossible—at any rate outside the
precincts of the City of London, where ancient monuments have received short
shrift—to think of sacrificing our ancient buildings as they have been sacrificed in

* «Paris,” by Albert Shaw, ¢ Century Magazine,” for July 1891,
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Paris ; neither could Englishmen tolerate the military dircctness of the Avenuc de la
Grande Armée and other boulevards. .

The work of remodelling Paris was commenced after the Revolution of 1848,
upon the lines of a general plan for the cutting of new streets prepared by a
‘“ Commission des Artistes.” This plan included 108 distinet projects, and although
political changes interfered with its full execution, the work of reconstruction has
never ceased. The same plan has persistently and continually been advanced, and
to-day is still advancing, either by opportunities afforded by fires, by railway
cxtensions and by rebuildings, or, when urgent necessity demands such a course,
by the municipality purchasing outright. We can all remember the chaos caused,
in the days of the late Emperor, by the driving of new streets through the heart of
the city, when during eighteen years (from 1852 to 1870) the net public expenditure
on new streets was 2,666,000/ per annum. The bulk of the work, however, was not
done in that way, and to-day we see little evidence of such wholesale destruction.
Still the transformation is going on, and the same comprehensive plan of forty-four
years ago is always being carried out. In many districts, indeed, the scheme is fully
developed —a standing proof to the whole world of the art, industry, and perseverance
of our systematic and thrifty neighbours.

I quote from Mr. Francis Hooper, A.R.I.B.A.,* an account of the laws under
which this transformation has taken place :—¢ Before 1841, the same law as regards
frontages which applied to provincial towns applied also to Paris. This Zoz
d’ Alignement gives powers to municipal authorities to create a servitude or restriction
on land bordering on public thoroughfares, which is in advance of the line of
frontage laid down on authorised plans of alignment. This servitude, preventing
the erection of any new’ building, or the reconstruction or structural repair of any
portion of any old building existing upon it, in process of time secures the rectifica-
tion of the lines of frontage in old streets, as well as their widening. This law had
its origin in the reign of Henri IV., in 1607, when it was enacted that application
should be made to the Grand Voyer, or Surveyor to the King, for permission to
build along any part of the grande voirie, or highway, thus securing to him power
to amend the lines of frontage. About a century and a half later, the need for
systematic procedure becoming apparent, instructions were issued that every town
of upwards of 4000 inhabitants should cause a preparation of a plan of its streets,
together with recommendations as to the future lines of frontage to be adopted.

“ The structural repairs which are prohibited by the servitude of alignment are
such as would consolidate the building and prolong its duration indefinitely. On
the other hand, the Courts have allowed the repair of roofs and cornices, fagades to

* ¢ Building Control and Legislation in France,” a paper read before the R.I.B.A., 1889.
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be raised, and the position of windows altered. The equity of this *servitude’ is
based on the principle that the thoroughfares are public property ; buildings erected along
“them enjoy light, air, an convenience from their proxzimity, and their owners are therefore
held to respect the enjoyment and convenience of the public.

“When, from whatever cause, the owner of property to be set back desires to
rebuild, the new alignment is followed unhesitatingly ; and should he not be satisfied
with the offer of compensation made to him by the municipal authorities, he can
apply to the Prefect of the Département for a consideration of his claims by the
Jury of Expropriation at their next sitting, and its award is binding on both parties,
unless notice of appeal before the Cour de Cassation is made within fifteen days. In
estimating compensation, no consideration is given to buildings on the ground to be
vacated, as the owner may enjoy their use until, from decay or other causes, his
property becomes subject to condemnation as injurious to the public, and recon-
struction is necessary at his expense. In the valuation of the land much depends on
the free space in the rear of the house; for, if garden land only, the sctting back is
not costly ; but should sufficient ground not exist for rebuilding a healthy house, the
whole site is purchased by the municipality, and offered at a price to the adjoining
owner. The adjoining owner may appeal for a valuation by a jury, if willing to
purchase ; but if unwilling, it is possible for the authorities to acquire his property
by the agency of the Law of Expropriation on account of public utility, and to digpose
of the two sitcs as they deem best.

“This Act, not being costly in exccution to the community, is applied in many
of the provincial towns with manifest advantage, where its exceedingly slow operation
is not of great inconvenience. It is also in operation in many of the older streets of
Paris, although a general plan of alignment of the city has never been executed, the
task having proved too formidable.

“In Paris, however, the necessity for more rapid execution of improvements,
to meet the demands of a busy and wealthy city, had led to the application of
powers granted by the ‘Loi d’Expropriation pour cause de 1'Utilité Publique’ of
May 3, 1841, and it provides for the immediate acquisition of property, by muni-
cipal or other bodies, required for varying purposes, such as sites for new public
buildings, monuments, streets, railways, &c., as well as of property required for the
sanitary improvement of a district. In order to secure the rights of the individual,
three operations of great importance are necessary to effect expropriation :—

“1. ‘The Declaration of Public Utility,” by the State.

““2. ‘The Judgment of Expropriation,” by a Court of Justice.

“3. ‘The Award of Compensation,’ by a Jury.

“Plans have been prepared, in accordance with certain general instructions, to
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fully demonstrate the scheme and the relation of the proposed works to existing
streets and public buildings, an enguéte préhminaire, or enquiry, is held at the
Mairie of the arrondissement in which the property to be acquired is situate. This
enquéte is announced by placards posted throughout the arrondissement, as well as
Iy advertisements in the local newspapers, and for fifteen days the plan is exhibited,
in order that the residents, and others interested, may examine it and record their
observations in writing. For three additional days a Commissaire-enquéteur, or
agent appointed by the Prefect, attends at the Mairie to record all verbal observa-
tions made to him with regard to the scheme. These observations may relate either
to the questionable necessity for the work, or to the efficiency of the plan proposed.
The Commissaire-enquéteur also furnishes a full report, giving his own opinion on the
scheme, which is forwarded, together with all other documents, to the Town Council ;
and, should it be determined to modify the scheme in accordance with suggestions
offered, a revised plan is exhibited. The plan and reports are then submitted by the
Prefect of the Département, with his observations, to the Ministry of the Interior,
where the project is examined in the Office of the Voirie, which controls the whole
of the thoroughfares of France; if approved, the documents are submitted to the
Conseil-d’Etat, and the scheme becomes effective by the signature of the Chief of
the State to a declaration of its ¢public utility.” The suceeeding stage of the pro-
cedure is the judgment of Expropriation,” which can only be pronounced by the
High Court of Justiee, after being assured that provision is made for adequate com-
pensation to all whose property and rights are to be acquired on the ground of
‘ public utility.” A second enquiry is held, which is publicly announced like the
first, and extends over eight days, during which time a plan parcellaire is exhibited.
This plan, with eertain additions, is the same as the former, all the properties to be
acquired being numbered consecutively ; a list is attached giving the names of the
several owners, copied from the matrice cadastrale, or offieial register of property,
together with the tenants reported by the Commissaires-voyers as having claims to
compensation. A general description is given of each property, with its area and the
character of building upon it. This enquiry permits the notification of any interests
which may have been overlooked, and the correction of any errors in the deseription
of property. The High Court thereupon pronounces ‘expropriation’; and, in the
case of munieipal improvements, a decree of cessibility by the Prefect renders the
occupants of the property ‘tenants at will” of the municipality. The judgment of
the Court is made public by advertisement, and claimants for compensation must
at once communicate with the municipal authorities or other body for whom the
expropriation is effected. Should the offers of the promoters not be accepted within
eight days, application is made to the Court for the appointment of a jury to settle
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the claims for compensation. This jury of Expropriation, constituted similarly to
that in criminal cases, consists of twelve persons, whose qualifications are that
they have reached thirty years of age and are entitled to vote in parliamentary
elections. The Court transmits to the promoters through the Prefect of the
Département a list of sixteen jurymen and four supernumeraries, whose names are
in turn communicated to the claimants. DBoth the promoters and the claimants
respectively have the right of cancelling two names in the list, and the jury will
consist of the first twelve persons remaining. A magistrat-directeur (being a Judge
of the Civil Tribunal) conduets the deliberations ; documents are laid before the jury,
and witnesses arc examined. The properties are inspeeted, the decision being by the
votes of the majority, and costs are taxed by the mayistrat-dire-teur. The awards,
which are in the form of a report justifying the valuation, are binding on both
parties, unless notice of appeal to the High Court be given within fifteen days ; the jury
not being dismissed nntil all claims are settled in connection with any one scheme.”

In order that the Prefect of the Seine may be able to secure independent
technical adviee on architectural questions, a standing council composed of experts
is attached to the prefecture and summoned as oceasion requires. Thus it happens
that when at length an improvement scheme is submitted to the Prefect for his
approval, Parisians ean rely that his consent is fortified by the opinions of the
leading architeets of the country. That Parisian architects become thoroughly
competent for the work that is required of them, and that Parisians generally are
content with nothing but the best improvements is insured by the excellent higher
education provided by the municipality, and by the yearly expenditure of a moderate
but regular sum for the promotion of fine arts, by means of the purchase, under a
competitive system, of designs for publie statues, of pictures, and mural designs for
schools and various publie buildings, and of other artistic works. This not only
educates the popular taste, but adds to the adornment and beauty of the city.

‘“Plan of Paris.*—The official plan of the Paris streets is a most important
feature of the French system. It is in charge of a large staff, responsible to the
Directeur-des-Travaux-de-Paris, who, though independent of the three main divisions
of the Department of Works, and responsible only to the Director of Works, is
closely associated with all the operations of the Division of Public Thoroughfares.
Their work is to preserve a correct plan of the city, showing the authorised align-
ment of every street, for the purpose of determining the lines of frontage to be
followed in the case of all new buildings or reconstructions bordering on the public
streets; to prepare plans of all property bought or sold by the municipality; to
elaborate schemes for new streets, and the improvement of those existing.

* The map of Paris, which accompanies this book, is further described in Chapter VI.
D
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“The forethought in matters of street improvement is well exemplified by a work
published in 1878 by the Prefecture of the Seine, entitled ¢ Projets de Voirie,” which
is a register of the various schemes drawn up at that time. These are classified by
Arrondissement—as street widenings, new thoroughfares, &c. A description of each
is given, with details of its length, the ground to be thrown into the roadway, the
estimated cost of acquiring the necessary property—cost of construction and selling
value of surplus land, resulting in the approximate estimate of the cost of execution.
With such a register a municipal councillor or ratepayer can, without difficulty to
himself or labour to the authorities, ascertain what improvements are contemplated
or have been contemplated in his own locality.”

Comparing the aspect of the Parisian strects to our own, Mr. Hamerton writes,
“An Englishman who finds himself in some great Parisian street quite of our own
time, such as the Boulevard Haussmann or Boulevard Malesherbes, has nothing to do
but simply confess that here indeed is the ideal street, and that his own Shaftesbury
Avenue, Bond Street, or Oxford Street, are not yet the ideal. A street should not
only be wide for the facility of traffic, but it should be of the same width throughout,
that there may be no local obstruction. The causeway for foot passengers ought to

*

be wide also, and there ought to be seats where they may rest when weary. Trees
are not an absolute necessity, but, next to space, air, and light, they are the
greatest of all luxuries, not only for their shade, but for the delightful refreshment
afforded by the green of their foliage in a wilderness of stone and mortar.”

All these advantages are to be found in modern Parisian streets, and perhaps
the climax of street planniug is rcached at the Are de Triomphe; and assuredly
there is no more stately arrangement in any capital than the wheel of streets that
radiate from that wonderful centre. There are twelve of them, three of which are
300 feet wide, whilst seven of them arc more than 1000 yards long, and in five
directions there is a clear view of more than an English mile. The grandeur and
masterful thoroughness of such improvements seem to prove that—¢ Paris, as it
exists at present, is the model modern city that London is probably destined to copy,
as the density of population makes it more and more necessary to pile up many human
beings on a squarc mile without impeding a constantly increasing circulation.”

No doubt “the masterful thoroughness” with which these improvements have
been carried out has resulted in an enormous debt. The total net amount of debt
contracted for these improvements, and for restoring the damage done by war
and commune, is 80,000,000/, I upon which the annual payment for interest and
redemption is 4,000,000/

* ¢Paris in Old and Modern Times.’ t Ihid.
1 “Westgarth Prize Essays,” p. 269.
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HOW AUSTRIA HAS IMPROVED IHER CAPITAL. 19

It must not be thought that these Parisian improvements form an isolated
example of comprehensive town improvement schemes, for Brussels, Berlin, Vienna,
Rouen, in fact most of the important towns in Kurope, have been or are being
similarly transformed. Even some of our own provincial towns have endeavoured
to keep pace with the tide of progress, London alone remaining the one great capital
with a tangled network of narrow and dark streets unrelieved by sufficient arteries
to give it health, beauty, or convenience.

g

VIENNA.

I will quote part of the history of the first improvements in this city as related
by Mr. Frederick R. Farrow, F.R.I.B.A. (holder of the Godwin Bursary), in his paper
read before the Royal Institute of British Architects, in December 1887 :—

“Less than thirty years ago the metropolis of Vienna consisted, as does our
own, of a small inner city, distinet from and surrounded by an outer town of vastly
greater extent, but with this difference, that whercas the division between the City
of London and its surrounding town consists for the most part of an imaginary line,
the separation between the city and town of Vienna was most clearly defined by the
existence of a system of fortifications (see plan) which had suecessfully withstood
the Turks in 1529 and 1683, though they had failed to keep out the French invaders
under Napoleon in 1805 and 1809. The inconvenience of this artificial separation
of the inner ecity from its suburbs became more and more felt by the increase of
population, and much discussion took place as to the advisability of removing the
old fortifications, and the best method of accomplishing the desired improvement.

““At a general conference of German architects, held at Leipzig in September
1842, a plan by Ludwig von Forster was exhibited, showing a proposed enlargement
of the city by the removal of the fortifications, a model of which scheme was already
in existence in Vienna ; and the question having been thoroughly discussed by the
public, matters were at length brought to a head by a Decree of the Emperor, dated
20th December, 1857, and published in the Wiener Zeitung on Christmas Day of
that year. This decree, which was addressed to the Minister of the Interior, trans-
lated into English, reads as follows :—

‘DeArR FREIHERR VoN BacH,—

‘It is my will that the enlargement of the inner city of Vienna, for the
purpose of a suitable connection of the same with the suburbs, should be undertaken
as speedily as possible ; and also that the improvement and adornment of my resi-

D 2
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dential and ecapital city should be considered concurrently therewith. For this
purpose I decree the abolition of the enclosure and fortifieations of the inner ecity,
together with the ditches thereof.

‘Every part of the area obtained from the. abolition of the fortifications,
ditches, and glacis, which is not designated on the accompanying plan for a particular
purpose, is to be sold as building land, and the proceeds thereof are to be devoted to
the establishment of a Dbuilding fund, from which is to be defrayed the cost of
carrying out this alteration of the public property, the erection of public buildings,
and the provision of the necessary military establishments.

“In the preparation of the necessary ground plan, and for my approval
thereof, the following points must be attended to in the carrying out of the ecity
enlargement :—

‘The removal of the fortifications and the filling-in of the ditches is to be
commeneed in the space between the Biber Bastion and the enclosure wall of the
Volksgarten, so that a broad quay ean be formed along the Danube Canal, and
the space obtained from the Schotten Gate to the Volksgarten can be partly made
use of for the modification of the parade ground.

‘The enlargement of the inner eity is next to be undertaken, in the direction
of the Rossau and the Alser suburh, between these two points, following on the one
side the Danube Canal, on the other the boundary line of the parade ground, and
taking into consideration the snitable enclosure of the Votive Church now in eourse
of erection.

“In the arangement of this new quarter of the eity, care is to be taken to
include the erection of a fortified barrack building, in which also are to be located
the great military bakery and the eity prison, and these barracks are to be situated
in the axial line of the road to the Augarten Bridge, and distant 80 Viennese
fathoms * therefrom. |

‘The square in front of my palace, next the gardens on both sides, is to
remain in its present condition pending further arrangements.

‘The area outside the palace gate, as far as the imperial stables, is to be left
open.  Also, that part of the city walls (the Biber Bastion) on which the barracks
called by my name abut, is to remain.

‘The further enlargement of ‘the inner city is to be proceeded with next the
Kiirnthner Gate, and thence on both sides of the same in the direction of the Eliza-
beth and Mondschein Bridges as far as the Caroline Gate.

“ Consideration is to be given to the provision of the following public
buildings ::—A new War Office, a City Marshal’s Office, an Opera House, Imperial

* 33 5 2 : . < o
A “fathom,” a Vienncse measure now seldom used, equals about six English feet.



TRTEEREY

V%
\

BES
LRy

THE INNER CITY OF

VIENNA

PRIOR TO THE REMOVAL QF THE. FORTIFICATIONS

1857




REFERENCE

perial Palace
Stepheris Cathedral
perm Bridge

wdolfs Platz

garten. Bridge

urse

e Hof

ive Church

iversi

dh-iu:‘%:s‘

kadern - hiusen

uses of Parlioament
wts of Justice

twral History Musewm
e Art Museum

tension of Imperial Falace inprogress
ademy of Fine Arts
sabeth Bridge
inrichushof

sra House

anx Joser Fountain
réalor.




THE INNER CITY OF

VIENNA

AFTER THE REMOVAL OF THE FORTIFICATIONS

1887

Zondon; Stanfordis Geogt Bstad
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Archives, a Town Hall, and the necessary buildings for Museums and Galleries, and
sites for the same are to be allotted, as well as for the following open spaces :—

‘The area from the Caroline Gate to the Danube Canal shall be left open, to
be added to the great garrison parade ground in the neighbourhood of the Burg Gate.

‘From the fortified barracks on the Danube Canal to the great parade ground,
a spacc of 100 Viennese fathoms is to be left free from building. Moreover, from
the junction with the quay along the Danube Canal a boulevard around the inner
city, of at least 40 fathoms in width, is to be arranged on the site of the glacis,
including a roadway, with foot and riding ways on both sides, so that this boulevard
may include an assemblage of buildings alternately with open spaces laid out as
public gardens.

‘ The remaining chief streets, and also the eross streets, are to have a width of
at least 8 fathoms.

‘No less care is to be taken in the arrangement to provide for markets, and
for their suitable distribution.

“ Together with the arrangement of the ground plan of the city enlargement,
attention is to be given to the arrangement of the inner city in connection with the
main arteries of communication with the suburbs, and the provision of the necessary
bridges for these lines of communication.

“For the purpose of obtaining a ground blan a eompetition is to be promoted,
and a programme is to be drawn up on the lines of the principles herein indicated,
but, nevertheless, with freedom of conditions, so that the competitors may be allowed -
free scope for the conception of their designs, consistent with the carrying out of the
proposals herein contained.

‘For the selection of the plans submitted, a Commission is to be appointed of
representatives of the Ministries of the Interior and of Commerce, of my Central
War Department and Chief Police Department, a Member of the Representative
House of Lower Austria, and the Burgomaster of Vienna, who are to submit the
plans to a Committee of Specialists appointed by the above-mentioned representatives
and the Minister of the Interior, and by this Commission three designs are to be
selected, and premiums of 2000, 1000, and 500 gold ducats awarded.

‘ The three ground plans thus premiated are to be submitted to me for final
selection, so that I may arrive at a resolution as to the further details of the carrying
out of the premiated designs.

‘You will arrange forthwith the necessary steps for carrying out this my
decree.

‘ Franz JosEpm.

¢ Vienna, 20 December, 1857.
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¢« In accordanee with the terms of this Imperial command, an open competition
was instituted, in whieh eighty-five designs were sent in. The premiated designs
were by Friedrich Stache, Ludwig Forster, and von Siceardsburg and van der Nill, but
none of the three were literally carried out. The final plan, prepared in the Office
of Works of the Ministry of the Interior, was approved by the Emperor on the 1st
September, 1859, previous to which the work of demolition had already commenced.”

“The map of Vienna, as it is at present (see Map), shows that the rearrange-
ment of the area previously occupied by the fortifications eonsists of a wide boulevard
or ring round the inner city connected to the broad quay next the Danube Canal,
referred to in the Emperor’s deeree. At intervals along the line are open spaces-—
the Stadt Park, the Palace Court and People’s Garden, the Rath-haus Garden, and
the garden in front of the Votive Church. When these open spaces had been sct
apart, and sites allotted for the numerous public buildings contemplated, there
remained still a considerable area of building land free for the operations of the
capitalist or speculator. This was speedily taken up at prices ranging from 150,000
to 300,000 sterling per acre, and thus was provided a building fund which has
given to Vienna, during the last quarter of a century, a series of publie buildings,
such as no other modern European capital has had the opportunity of securing during
a similarly short space of time.”

At the present moment, the municipality of Vienna are inviting the architects
of the world to compete for the remodelling of the old central part of the city, and
also to provide for the extension, on a systematic plan, of the outer city into the
suburban districts. In Appendix II. will be found full particulars of this competition.

BERLIN.

No doubt many of my readers have learnt through Mr. James Pollard’s ¢ Study
in Munieipal Government’ that there are now no slums in Berlin.—* This is the simple
fact. Poverty there is, misery and suffering of the innocent by the ill-doing of others
are common enough, as they are wherever frail human beings are gathered together ;
but filth, which is usually the concomitant of poverty and erime, has no local habita-
tion. For the past twenty years the Corporation have urged constant and suecessful
war against dirt and material pollution among people and dwellings in any form in
which those evils menace the general health of the community.” This is made the
casier because “ it is settled public law in Prussia—and it must be owned that the law
it distinetly utilitarian in its conception—that owners of property hold it subject to
the right of the State or the municipality to take it compulsorily, on due compensa-
tion, for any purpose in the public interest. If, then, the corporation resolve to
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earry out some improvement—to cut a new street, erect a new institution, or make
an extension of the drainage system, proprietors cannot refuse to sell their property if
it be required for such purposes. The town, having obtained the necessary sanction
from one or other of the authorities described, has a fixed period within whieh to
exercise this right ; or it may, for reasons of its own, renounce its right, or make no
use of it. But the owner is always bound, and if the town require his property, he
and the town must go before arbitration authorities (not law eourts), who have
experts to guide them, and who fix the full value to be paid for the property pro-
posed to be taken. Both parties, the town and the owner, have the right to dispute
the deeisions of the arbitrators by a suit in the proper eourts, but it is not often that
these deeisions are overturned. The full value of the property being duly ascertained
and fixed, it must be instantly paid in hard cash. More than the full value is not
paid. There is no solatium over and above full value. In this manner the whole of
the vast expense with which we are so familiar in this country, incurred by eorpora-
tions in promoting private Bills in Parliament for earrying out measures of local
improvement of the most obvious neeessity, is wholly obviated. It is as if we had
here in operation a publie law, dispensing altogether with the irritating and expensive
Parliamentary proceedings at present in vogue, and leaving corporations and indi-
viduals precisely where they are after a Corporation Improvement Bill has been
passed into law, with the Lands Clauses Aet and other public statutes to guide parties
to a settlement of whatever difference may be between them.” *

GLASGOW.

Between the years 1865 and 1875 the Corporation of this eity, with the com-
paratively small population of 425,000, mostly of the artisan or poorer classes,
bought more than 88 acres in the eentral parts of that town, for which they paid
about two millions. This they remodelled, forming twenty-seven entirely new
streets and greatly widening and improving twenty-four others; they then sold
portions of the new frontages to the value of one million sterling, and still retain
property valued at three-quarters of a million. The rate for this improvement was
at one time 6d. in the £, but it has been steadily reduced until now it is only 1d.

Other large towns have followed the example of Glasgow, and demolition, street-
widening and improved construction under publie auspices are no longer a novelty.
But Glasgow, it should be remembered, had the courage to lead the way, and the
Glasgow City Improvement Aet furnished Lord Cross with a model upon which his
Improved Dwellings Act was constructed.

* ¢A Study in Municipal Government,” by James Pollard.
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It is not surprising that in these days, just thirty-eight years after these
improvements were inaugurated, we can seec where Glasgow made mistakes. The
greatest of these was forming the new streets of insufficient width. It is true that
a considerable proportion of the space cleared was given up for public parks, but on
the ground of health, beauty, and utility, it would have been infinitely better
to have provided wide streets, if both parks and wide streets were impossible. The
streets of Glasgow are so narrow in proportion to the height of its tenement blocks,
that enough light and air for health are still lacking to the city. Wide streets are
the means by which alone these vital essentials to a healthy life can be brought to
the houses of all; while parks, desirable as they are, can after all only benefit those
who dwell on their edge or who have the leisure to visit them. The death-rate in
Glasgow is still 25 per 1000, whilst it is no uncommon thing to find the rate of
other large towns less than 20 per 1000, and it is notorious that the infant mortality
of Glasgow is exceptionally high. Moreover, another effeet of making the new
streets so narrow was that the eitizens had little pride in them, and for this reason
the improvements never aroused popular enthusiasm. In many directions, however,
Glasgow has set an example worthy to be followed by other towns, and especially
by London.

At the present moment it may be expedient to call the particular attention of
Londoners to one example of Glasgow’s enlightened policy. No fewer than four
times in the ecourse of three-quarters of a century have the municipal authorities
sought new and enlarged accommodation for public offices, and, let it be added, each
huilding they have vacated has at once been eagerly taken over for national offices.
In 1810 the Glasgow municipal offices were removed from the ancient Tolbooth to
the splendid elassical buildings facing the green, now used as a Justieiary Court.
Thence in 1842 they were transferred to new buildings in Wilson Street, now
occupied as a Sheriff Court and county offices, aud again in 1875 the munieipal
departments were transferred to Ingram Street. Within a very few years this
increased accommodation was found to be quite inadequate, and in 1890 the
Corporation took over their grand municipal buildings in George Square, which may
be expected to suffice for some years. These buildings, which have been constructed
by our “canny” friends, regardless of cost, are the delight and pride of all the
citizens. Referring to the opening ceremony, Mr. James Nicol writes :*—Most
fortunate have the Corporation been in their highly-accomplished architect and in
their contractors. In their hands the work has'progressed without let or hindrance,
without disputings, and without serious misadventure ; and now the ideal of the
Town Council and of their exponent, Mr. Young (the architect), stands embodied in an

* ¢Statistics of Glasgow, 1885-1891,” by James Nicol.
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CHAPTER IIL

THE POWERS NECESSARY FOR LONDON TO
REGENERATE ITSELF.

The progress of mumicipal socialism—Impossible to vegenerate London until full powers are given—.Advantages
and drawbacks of Parliamentary interference—Lines on which regeneration might proceed— Urgency for
reforming our present system of compensation—Powers over land which are necessary to the municipality.

‘“ FroM the extreme of ehaos, disorganisation and uneontrolled freedom of individual
action, it is not impossible that the great metropolis may, a generation hence, lead
all the large eities of the world in the closeness and unity of its organisation, and
in the range of its municipal activities. Municipal socialism has a better outlook
in London than in Paris or Berlin, although as yet London has given fewer tangible
evidenees of the trend than has any other centre of civilisation.”

Coming from such an acute and impartial observer of municipal institutions,
these prophetic words indieate an insight into the tendency of the more reeent
developments of local self-government which is almost startling. Many of our
most experienced and far-seeing reformers are looking forward to developments in
the direetion Mr. Shaw indicates. They have long foreseen the growing tendencies
of munieipal soeialism, and the absolute need of increasing dependence upon a
developed system of local autonomy. Without this it appears impossible to ereate
that munieipal spirit which is the breath of the life of local self-government, or to
attract to the work of perfecting our munieipal life, men of character, culture, and
position.  Such men do not eare to embark in work where indeed the initiation
may be theirs, but where the deciding power is not. They will not give months
or years to the work of developing and perfecting schemes of improvement, if
the carrying out of sueh sehemes is to be left to the ehances of a parliamentary
campaign. They will not quietly rest while the work they have been patiently
building up is frustrated or undone in a eommittee room of the House of Commons
in the eourse of a eostly and uneertain parliamentary fight.

I freely admit, then, that it will be impossible to improve London in any eom-

* “How London is governed,” Albert Shaw, ‘ Century Magazine,” November 1890.
E 2
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prehensive or satisfactory way until it has been given a full measure of local self-
government. While our large towns continue to be compelled to apply for
parliamentary sanction to every improvement scheme of more than the smallest
dimensions, they cannot be said to have their government in their own hands, or to
be able to effect any really comprehensive improvements within their boundaries.
London is, of course, in a much worse position than any other city of the
Empire, to it alone have been denied the advantages of the Municipal Corporations
Act of 1835, and while other cities have their corporate government, with the con-
sequent municipal pride, London has been allowed to grow into a shapeless and
disjointed province of houses, with scarcely any cohesion or articulate voice to
express its common wants. Makeshift arrangements for its tentative government
have indeed been made, and these have perhaps saved it from absolute chaos. For
such special purposes as its main drainage, and the embankment of its river, for its
education, for its infectious diseases, for dealing with its poor, and for such
necessary purposes as lighting, cleansing, and general sanitation, various public
bodies have from time to time been created. These bodies are mainly independent
of each other, and frequently their functions overlap, and the Londoner has yet to
be found who could successfully pass an examination as to what authority is
responsible for each of the many details of civic government, the execution of which
may make existence a blessing or a burden to him.

All this is ancient history, and government after government has pledged itself
to the task of giving to London a satisfactory system of municipal government.
But probably the one essential thing necessary to make this local government
really successful is that it shall be complete, and that it shall no longer be necessary
to face the enormous difficulties that are now entailed by having to get parlia-
mentary sanction to almost every petty scheme of improvement. What London
really wants is Home Rule; that is, the power to govern itself for purely local
purposes, and it seems almost monstrous that such a want should need to be
asserted at the latter part of the nineteenth century.

It is true that other cities, although enjoying to the full municipal privileges |,
given by the Act of 1835, have yet to come to Parliament for sanction to schemes
involving expenditure of money beyond a certain limit. It may be worth while
considering what are the advantages or drawbacks to the attempt thus made by
Parliament to interfere in the details of local government. Doubtless the piloting
through Parliament of a local Bill has attractions to the civic mind of a provincial
corporation. It gives, for instance, the opportunity of a holiday in town, and it has
chances of excitement that are not without sporting interest to the average English-
man, But it has drawbacks. For instance, it has been alleged that the costs of a
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parliamentary campaign frequently exceed the sum to be expended in making the
improvement that is authorized. These costs indeed are so great as to be incredible
to a mind untrained in parliamentary practice. From the moment when the first
notice is issued, begins a system of payment through the nose, which is probably
without example in any other country for this or any other purpose. It is well
known that directly the word “ Parliamentary” is used, whether it be for inserting a
notice in a newspaper, for printing any document, for retaining witnesses, or for em-
ploying counsel, ordinary fees and charges are ignored, and sums double, treble, or
even more, are freely charged to the unfortunate municipality or other applicant for
parliamentary powers. These almost ruinous costs are well known, and are amongst
the most flagrant abuses: which disgrace our publie procedure at the present day.
But beyond this is the element of chance, absolute chance, which is so great in
parliamentary procedure as to render the whole thing almost a lottery. However
meritorious may be the scheme which requires sanction, it must be brought forward
as a private Bill; it is therefore open to be blocked by any one of the 670
members either from mere caprice, or for some purpose quite apart from the merits
of the provisions it contains, and even if the Bill be lucky enough to reach committee,
it is still exposed to any of the numberless chances of our parliamentary warfare.

“The following table, made up with much care and labour to insure accuracy,
and from a mass of details, shows the expenses incurred by the Corporation (of
Glasgow) and its several departments in promoting, opposing, or otherwise, in con-
nection with Bills before Parliament since 1864 :—

(1.) Corporation or common good .. .. £39,385 9 10
(2.) Poliee . 0 o B .. 47,883 6 10
(3.) Water .. .. .. .. .. 2379018 5
(4.) Parks and galleries .. .. o 3,848 5 2
(5.) Markets .. o . .. .. G901 aRN
(6.) Improvement trust . .. . 20,522 8 11
(7.) Gas . .. .. .. . 42,838 9 10
(8) Tramways.. .. .. .. .. 4351316 6
(9.) Municipal buildings . . . 2,237 3 11
(10.) Bridges .. .. ;! . . 27,300 17 8
(11.) Court houses g X - g 5274 9 7
(12.) Juvenile delinquency .. ok . 3,267 19 7
(13.) Clyde embankments o 8 . 1,378 4 3
(14.) Sundries .. o = o 5o 658 11 0

\I
o

£268,851
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“This appears a large expenditure for one Corporation to make, and members of
Council may have their minds exercised on the subject of private bill legislation, and
as to whether local consideration of bills might be less expensive and equally satis-
factory. Lord Salisbury dropped some weighty words in that direction when here
in May.” *

There must, of course, have been advantages of some kind, or supposed advan-
tages, in making it necessary to obtain consent to improvements which appear to be
matters of purely local concern. In the past there may have been the fear of
jobbery on the part of corporations, or of expenditure too rashly incurred, or of
improvements carried out, not so much from necessity, as from motives of interest.
But in these days of publicity, where all local government is carried on in the fierce
licht cast by a vigilant and untiring press, such fears are no longer tenable.
Indeed, the guarantee given by publicity is of infinitely greater value than any
protection Parliament has been able to afford ; for it is practically impossible for the
opponents of local schemes to incur the vast expense and loss entailed by adequately
representing their objections before a parliamentary committee. A local inquiry,
publicly held in the town by an important government official, after all affords far
better opportunity for ascertaining the real views of the ratepayers than any inquiry
held in London by a committee composed of members of the Lower House.

There can be little question that the expense, delay, and uncertainty attached to
obtaining the sanction of Parliament to local schemes of improvement has had a
deterring and pernicious effect upon the development of provincial towns. Many
deplore centralising tendencies, and would gladly welcome any means by which
provincialism could be developed and strengthened. Not only so, but if the
material improvement of our provincial towns had been free to progress in advance
of their growth, and of modern requirements, it seems probable that larger scope
would have been provided for provincial industries and energies. Wherever a city
has shown great public spirit and has made itself an attractive and successful centre
of trade (as, for instance, in the case of Birmingham), unquestionable advantage has
resulted. Not only the prosperity of the town itself, but that of the whole district,
has followed, and it therefore becomes a matter of great importance that no needless
obstacles should be placed in the way of such developments. That the necessity for
obtaining a Local Act for improvements is a serious obstacle cannot be doubted, and
its removal would be a boon to many a provincial town.

Now that London has at last a fair prospect of obtaining a real municipal
government, it becomes a matter of deep concern that that government should be

* ¢Statistics of Glasgow, 1885-1891, by James Nicol.
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made completely efficient. This will certainly not be the case, if it is compelled to
go to Parliament for sanction to every scheme of improvement. Certainly pre-
serve imperial interests to the full, but subject to that, let London rule itself. By this
means, and only by this means, will the best of its citizens be attracted to its
governing body. When London has obtained a municipality with really adequate
powers, the question of how those powers can best be utilized for regenerating the
capital will have to be considered. It has been seen that in successful examples of
the comprehensive improvements of other towns this has been done by adopting a
complete scheme, and by gradually carrying that scheme into execution. Without
adequate powers for compulsorily acquiring the necessary properties, such a scheme
is of course nnworkable, but with such power it becomes easily practicable, and its
rate of execution would be regulated solely by the annual sum the municipality can
set aside for the work.

The gradual formation and working out of the details of a plan for improving so
large an area as London, is in itself of necessity a laborious and lengthy work. It
may be of some assistance if I attempt to indicate the lines on which I venture to
think this work might proceed.

1. To speedily complete the re-survey of London as it now exists, and
provide for recording future alterations.

The existing official map of London is from surveys made twenty years ago
consequently the streets formed and the improvements carried out since that
time are not indicated. It is certainly an anomaly that the official map of London
does not show the National Courts of Justice erected nearly twenty years ago.

2. To lay down on a large-scale map of London the new thoroughfares
essential to any general scheme for improving the more central districts,
and where necessary, the widenings of existing streets.

In Chapter V. the principles on which new thoronghfares might be made have
been set out, and I have embodied my own conceptions in the plan which accompanies
this book.

3. To also lay down any new main lines of thoroughfares for the proper
development of the onter districts, leaving less important new roads
to be added from time to time as the properties become ripe for develop-
ment.

Any general plan for the London of the future should, of course, include good
means of communication between the outer ring and the centre.  Although
in respect to such eommunieations, we are probably better off than in most other
respects, it will be found essential that some such additional conneeting thoroughfares
should be provided.
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4. To determine the space that it is desirable to leave for recreation purposes
in each district.

It is probable that some of the present open spaces, such as the filter beds, the
grounds of Bethlehem Lunatic Asylum, and others, may become public property.
Instead of leaving the whole of such spaces free from buildings, it might be
desirable to scll portions for building purposes; thus providing the means for
acquiring open spaces in more crowded distriets. The present disproportionate
allotment of large open spaces to some districts and none to others would thus
gradually be adjusted.

5. To submit the draft map thus prepared, for the consideration of distriet
eouncils, the Institutes of Arehiteets, Engincers, and Surveyors, and
those other bodies likely to take an interest in the scheme.

It seems desirable to obtain the opinion of representative bodies, especially as
regards the portions of the plan affecting their own districts, and also to benefit by
the technical knowledge and advice of professional experts through recognised
channels. By this means not only will valuable suggestions be obtained, but
great popular interest will be enlisted in the subject.

6. To consider suggestions with the aid of an expert committee which should
advise on the preparation of the final plan.

The consideration of the suggestions on the draft plan, and the preparation of
the final plan will unquestionably be matters of great importance and difficulty.
For this work the Couneil may need professional advice. It may be worthy of
consideration therefore, whether an expert committee formed of the representative
engineers, architects, and surveyors of the day, should not give assistance to the
Council at this stage. There will perhaps be a diffieulty in obtaining suffieient
competent professional advice, at any rate in connection with architecture. This
arises from the want in that profession of any adequate training and recognised
qualifications. In the medical, legal, and other professions, the execllence of the
training and the sufficieney of the examinations are unquestioned, but unfortunately
at present no qualifications are necessary for the practice of the profession of archi-
tecture. Any office boy, or elerk, who has picked up a little knowledge of draughts:
manship, ean establish himself as an architect. The result of this is in evidence in
every direction. As we all have an interest not only in the beauty and eonvenience,
but in the health of our capital, it may be eonsidered that the teehnical training of
an architect is at any rate of equal importance to us as is the technical training of
the artisan in the building trades, whose work must be carried into execution under
the architect’s supervision. It is to be hoped that our future municipality will not
only undertake, through its technical schools and works department, adequate
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architectural training, but will take means to prevent any but qualified men from
practising that profession.
7. Adoption of the final plan which should have the foree of law.
When the map of improved London has been finally settled and adopted by the
Couneil, it should, as in the case of the official map of Paris, have the force of law.

I frankly admit, however, the impossibility of regenerating London while the
existing system of compensation continues. At the present time it is not regarded
as immoral, but almost praiseworthy, to make public authorities, or in other words the
community, pay extravagant prices for all properties required for public purposcs.
There appears to be a conspiracy between our legislators, arbitrators, juries, and the
large and costly army of professional experts to squeeze out of the public purse
many times the real value of every property dealt with. What legal expenses
and delays connected with improvements often amount to, is shown by the following
evidence given before the Commission on the Housing of the Working Classes
in 1884.

“ By the Right Hon. G. J. Shaw Lefevre, M.P.

“12,635.—If this amount of loss cannot be very largely reduced it is idle, I
suppose, to expect that further schemes would be passed in London /—I think,
looking at the very great burden that it imposes upon the ratepayers, it is impossible
to expect the Metropolitan Board of Works to embark very largely in any further
schemes unless the cost can be greatly reduced.

“12,636.—How should you divide the causes of loss ?—1 consider that of the
1,250,000L.; about 400,000/ has been due to the obligation to reconstruct, and
about 400,000/. I consider to be due to excessive compensation. That I have arrived
at after a good deal of personal discussion with Mr. Goddard, the officer of the
Metropolitan Board of Works, who has been engaged in compensation cases, and also
with Sir Henry Hunt, and other persons with whom I have communicated upon the
subject ; I believe that the excessive cost may be fairly divided in these proportions
under these two heads: firstly, the loss upon reconstruetion, which has been
400,000L. ; and secondly, the 400,000/ which I consider to be-the excessive
compensation. ‘

“12,641. (Sir Richard Cross.)—It would be very diflicult to drive them out of
the full compensation given under the Lands Clauses Act?—Yes, the general
tendeney of arbitrators in all these matters is to give very full compensation where
property is taken for public purposes. I could give as an illustration a case which

has come under my notice in the last few days. I have been very desirous to take a
F
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property with a view to a public improvement, and I was told that if I took this
additional house it would involve a cost of about 40,000/, The rental of the house
itself certainly cannot be more than 500/ a year ; but on making inquiries I was
told that there could be no doubt that the trade compensation to the owner of this
house would in one way or another mount up to 40,000/. I pointed out that there
were places on the other side of the street to which the owner of this property might
go, but I was told that the same person had been in the fortunate condition of
having occupied a house on the other side of the street from which he had been
dispossessed for a public improvement, and had got enormous compensation, and had
landed himself in his present place ; and that if his shop was now taken again for a
public improvement he would probably be equally fortunate in getting another
enormous compensation for having to go once more to the other side. The kind of
basis upon which it was represented to me that the claim would be made was this :
it was believed that his profits amounted to 3000l or 4000l a year; he would
probably get five or six years’ purchase of those profits. He would then make a
claim on the ground that the compulsory removal of his premises elsewhere would
necessitate a forced sale of half his stock-in-trade, and an enormous compensation
would have to be paid on that account, so that in one way or another it would,
including the value of the premises, mount up to 40,000/, and I was consequently
obliged to abandon the idea of taking the house. I merely mention that as an
illustration of the excessive compensation which is given in the case of these
improvements.

“12,645. The causes, generally speaking, of giving high compensation would, I
presume, in your opinion, be in the first place the tendency that exists on the part
of arbitrators and juries, to award very high compensation where they have the
public purse or the rates to draw upon ?—Yes, I consider that there are three main
causes. The first, is the tendency of arbitrators and juries to award excessive
compensation where the purse of the ratepayers is drawn upon. The second, is the
very crowded state of the districts dealt with, the fact that there are many more
houses upon the area than the area ought to bear, and that consequently the rent
is driven up, and the compensation is necessarily high on that account. The third
reason is, the multiplicity of the interests involved. It is very often found that
besides the ground landlord there are two or three intervening persons between the
ground landlord and the ultimate tenant, who have leases and sub-leases, each of
whom has to be compensated ; and although theoretically the compensation to all of
them ought not to be more than the compensation to one person, assuming that the
whole property were in the hands of one, yet practically it is very different, and
each one of those separate interests has to be compensated, and each one involves a
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large amount of law costs, and so forth. I believe that to be a fruitful cause of the
very high compensation that has to be paid.”

By Sir C. M. Lampson, Bart.

Part of 11,648.—The Peabody Trustees had persnaded the Metropolitan Board
of Works to clear two sites at Great Peter Street, Westminster, and Little Coram
Street, Bloomsbury, under the Artisans’ Dwellings Act. ¢ The latter site has just
been cleared, after having been in the hands of the arbitrator and solicitors for about
four years. The superficial area of the freehold was 54,070 feet, or about an acre
and a quarter. It cost 5400L About half of the land was covered by these
miserable old dwellings, the rental of which was about 778L gross. Deducting from
this amount the rates and taxes, and the ground rents, which were very heavy, it
would show a net income of 300l per annum. The value of this, being on a lease
with 17} years to run, would be about 4125/, For this interest there was paid to
the lessees, partly by private settlement, 12,384/ ; the weekly tenants received 470L
compensation ; the solicitor’s charges were 22061 ; the surveyor’s charges were 288/ ;
the cost of the scheme was 360/, making a total of 15,705/ paid for the purchase of
the leasehold, which was valued at 4125/, but which would have been dear at 3000/.
In one case, for an old tenement, a broken-down house, 20/ was awarded, the
solicitor’s charges on which were 57/ 2s. 9d. That shows the working of that Act,
and that is the experience which we have just had.”

Similar evidence was given by Mr. Chamberlain (see Appendix I., questions
12,376 to 12,394, 12,405 to 12,415, 12,461 to 12,463, 12,470 to 12,500, 12,510 to
12,511).

The shortsighted policy with regard to compensation at present in force, makes
any thorough scheme of improvements impossible in the immediate future on
account of the great cost. Nor is this the only hindrance. It is well known that
directly a property is likely to be wanted for any public purpose it is bought up
by astute and unscrupulous persons who devise means for increasing the compensa-
tion to be paid. I say unscrupulous, not because the practice is immoral in the
eyes of the law, but because a scrupulous man would never attempt to gain money
by such unpatriotic means.

When we have reformed our system of assessing compensation, or munieipalized
the land, which is the alternative, the inducements to these unscrupulous speculators
will cease, and we can then afford to be perfectly open in our procedure. The sccrecy
that is now adopted, amongst other evil effects, prevents that public interest in
improvements, which, if present, would tend to create a municipal spirit amongst us.

F 2
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It was seen in the last chapter that quite a eontrary system is common in Paris.
The French laws are such, that although the public are consulted in every possible
way as regards improvements, and are even invited to eriticise and interest them-
selves in the questions raised, the publicity given to the plans tends rather to
decrease the possibility of unfair speculation and jobbery.

I have sketched the outlines of the main provisions which it appears desirable
to enforce in connection with the formation of new streets, and the improvement of
existing ones, and I venture to print them here for the consideration of future
municipal eouneillors.

1. No building estate in any part of the county should be developed or
remodelled without reference to the thoroughfares as laid down on the official plan
of improvement.

2. Every new building, reconstruetion, or addition which abuts on any public
thoroughfare in the county, should be to the revised lines of frontage, as laid down
on the official plan, and any land in advance of the line should become public
property, reasonable compensation being paid. Where, after setting back to the line
of frontage, the remaining site is insufficient in extent, the owner shall have the
option of requiring the municipal authority to take the whole site.

3. Buildings which project over the new lines of frontage should never be
allowed to be structurally renovated, and when at length it beeomes necessary to
pull them down, so much of their site as is beyond the new building line should be
given up to the public, compensation being paid for the value of land only.

4. If, in the opinion of the Council, it is desirable to temporarily maintain the
existing line of frontage in any street, either until the houses in the same street
have been set back, or for any other reason, then the Council should have power to
let to the occupier of the newly erected building, so much of the land fronting his
premises as has been bought for the widening of the stréet. The rent not to exceed
4 per cent. on the eost of the land, and the term of years to be such as will
eventually free all the spaces thus leased in the same street at the same date.

5. Whenever “ municipal improvements ” are carried out (as deseribed in
Chapter VI.), the following provisions should take effect :—

(a) After public notice has been given, no further building or struetural
alterations should be allowed within the limit of the improvement.

() When by reason of the formation of new, or the alteration of old road-
ways, existing buildings become at a distance behind the new line
of frontage, the owner must either buy the land lying between
his building and the new frontage, or sell his property to the
authorities.
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6. A new tribunal for arbitration should be created, consisting of an indepen-
dent arbitrator, sitting with one or more assessors having knowledge of the locality.
No appeal from this tribunal should be allowed.

7. The expenses of arbitration might be reduced by strictly limiting the costs
allowed. This would tend to reduce the number of professional gentlemen retained
on both sides, and the quantity of expert evidence.

8. Arbitrators should be required to base their awards upon either :—

(@) The fair value which would be given as between a willing buyer and a
willing seller in the open market if the improvement had not been
contemplated, without any allowanee for compulsory sale ; or

(0) The estimated fair rents which could morally and properly have Dheen
received for the property during the precedent seven years, less the
cost of neceessary sanitary works and other repairs; and without
having regard to future circumstances which might affect the property,
or allowance for compulsory sale.

9. Having arrived at the real value of the property to be acquired, it should be
the duty of the arbitrator to assess the proportions of such value equitably due to
freeholder, leaseholders, and occupiers, and the amount of compensation to be divided
accordingly.

10. In assessing compensation for trade disturbance, the arbitrator should be
required to take into account the opportunities for removing the displaced business
to suitable sites in the neighbourhood afforded by other improvements.

11. In assessing compensation for any frontage land required for strect
widening, the arbitrator should be required to take into aeccount the free space in
the rear of the huildings ; for if garden land exists, the setting back is not a costly
operation.



CHAPTER T1V.

THE ADVANTAGES OF ADOPTING A GENERAL SCHEME
IN MAKING IMPROVEMENTS.

Present difficulties have arvisen from want of general scheme of improvement— Advantages of general scheme :
1. For discovering causes of present inconveniences; 2. For producing best improvements . (a) complete
utilization of cvery district for most valuable purpose; (D) creation of judiciously placed continuous
arteries ; 3. For producing improvements speedily ; 4. For producing improvements cheaply ; 5. For
asthetic veasons » (a) avoiding interference with ancient monwments ; (b) raising municipal enthusiasm.

Ix attempting to carry out extensive alterations in so conservative a capital as
London, many great difficulties will have to be faced, most of which would not have
existed if in the past there had been efficient municipal control and a general
scheme of improvement, such as it is the purpose of this hook to advocate. The
want of a general plan showing future street alterations authoritatively settled, has
also undoubtedly been the reason why many streets lately formed are not placed for
general convenience, have not been financially successful, and have neither created
enthusiasm amongst the public nor brought eredit to the authorities.

Let us examine in detail, and under the following heads, the reasons for having
a general scheme and plan, and as complete a plan as possible.

1. For discovering the causes of our present inconveniences.
For producing the best improvements that can be produced.
For forwarding them rapidly.
For making them economically.
For sesthetic reasons.

S

1. THE IMPORTANCE OF A GENFRAL PLAN FOR DISCOVERING THE CAUSES OF
OUR PRESENT INCONVENIENCES.

Immediately a general plan of London is examined by any one anxious to solve
the many problems of our present inconvenient streets, to discover where slums are
mostly to be found, and the reasons that have prevented improvement, he must be
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fiest struck by the fact that many slums exist in the very centre of our capital on
sites which, in a well-arranged city, would be the most valuable.

The cause of this is soon apparent, and, as usual, the impediment to progress is
the English law. Look at the shape and extent of the “ Devil's own” estates,*
which streteh for a distance of about three-quarters of a mile, from Theobald’s Road
on the north to the Thames embankment on the south, and which present a barrier
against any attempt at opening up the most crowded districts of central London, of
admitting to them more light and air, or of allowing any better means of communi-
cation between the City and the West End. .

It seems incredible that an estate, three-quarters of a mile long, can still exist in
such a position, pierced only by two public lines for vehicular traffic, namely,
Holborn and the Strand. What words would be strong enough to describe the
iniquity of an individual owner who interposed such barriers to all improvement ;
for undoubtedly the slums of Red Lion Street and Drury Lane on the west, and of
Leather Lane and Fetter Lane on the east, would long since have heen transformed
if more main thoroughfares could have been constructed from east to west through
those districts. No private owner could have mismanaged his estates as these have
been mismanaged, and it has been left to the representatives of the English law to
waste the most valuable area of London outside the City, by relegating its sole use
to chambers, only to a small extent occupied by members of the legal profession. No
one can pretend that these Inns are being used so as to afford the greatest benefit
to the greatest number, to which use all land in the centre of a populous city should
unquestionably be devoted, and I doubt if a better instance of the justification of a tax
on ground values exists in any part of London. Here is a case where the public have
been deprived of the use of land which is of vital importance to their health, their
convenience, and to the beauty of their capital. So long as this continues, most
undoubtedly such land should be taxed, not on what it now produces, but on the
most it could be made to produce if it were used to its best advantage. In order
that the people of London may fully enjoy the use of these Inns, I submit that the
Benchers should offer the remainder of their heritage to the London County Council.
If a sale takes place before ground values are taxed, so much the better for the
Benchers, and so much the sooner would the public be enabled to enjoy these
valuable breathing spaces. ’

Other impediments to free circulation will, unfortunately, be found.

South of the Thames, railway viaducts and embankments divide the metropolis
into sections, and sever contiguous districts, when the trouble, danger, and nuisance
thus eaused would have been entirely avoided by making the lines in cuttings or

* These estates are coloured violet on the map of London which accompanies this book.
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tunncls as on the north side of the river.  Superb pnblic parks and gardens are so
enclosed and so diffieult of access as to form most serions impediments to street
improvement, and the full benefit of their presence is denied us, whilst their sur-
rounding streets arc filled to overflowing. A wide tidal river hems in, and is
lemmed in by stifling purlieus that have become crowded and neglected for want of
Iroad streets and bridges to lighten and brighten them.

These are a few of the difficulties that must be removed if London is to be
made convenient and healthy. If it is also to be made beantiful, other diffienlties
have to be overcome, for we find ‘many public and other important buildings so hidden
away in tangled and crowded streets, as to be almost unapproachable, and entirely
forgotten—so forgotten, indeed, that I must mention specimens, snch as the Mint,
the Record Office, Guildhall, Westminster Town Hall, and many of our county and
other courts. 'While many hills in our home counties offer sites which are in every
way suitable, we find here in central London asylums for lunatics, schools for the
blind, homes for foundlings, occupying acres of unsuitable sites in erowded districts,
impeding surrounding progress, and depriving hardworking people of healthy homes.
Such unintelligible and wide-spread impediments as these, and many similar ones,
will not casily be discovered if improvements are still to be considered in driblets,
such as a street half a mile here and three-quarters of a mile there ; wherecas they
hecome apparent immediately a general plan of improvement is taken in hand.

2. THE IMPORTANCE OF A GENERAL PLAN FOR PRODUCING THE BEST
IMPROVEMENTS THAT CAN BE PRODUCED.

Probably the best plan of London improvements should embody—

(a) The complete utilisation of every district of London’s enormous area
for its most valuable purpose.

(0) The crcation of continuous arteries, sufficiently wide for the future as
well as for to-day, and judiciously placed so as to connect the most
important centres of business and habitation, and the railway
termini.

(a) The complete utilization of every district for its most valuable purpose.

For the health and convenience of the inhabitants of any erowded eity, it is
advisable that all land within its boundaries should be utilized for that purpose for
which it is most valuable to the community. This consideration has up to the
present time been entirely lost sight of whenever improvements have been
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considered, conmsequently, the rehousing of the displaced working population,
a question inseparable from improvement schemes in London, has always been
a most serious difficulty. As, for many reasons, it seems most probable that
improvements will be carried out in the slums before elsewhere, this question
still remains of the first importance. It may be necessary for the working classes
to live within a moderate distance of their work, but surely it is not eonsistent
with the general welfare, nor even reasonable, to give up the very central
square mile of London to enable them to do so. Not consistent, beeause more
comfortable and healthy dwellings can certainly be provided where land is much
cheaper, and yet within half a mile of this central area. Not reasonable, because
when onee decent accommodation is provided in so eligible a position, close to the
theatres, to the meeting halls of the learned societies, and to all that makes
London attractive to the cultivated middle classes, sueh accommodation is bound
to be eagerly competed for by tenants who can pay far higher rents than the working
classes.

If a map of London be studied, acres upon acres of land, whieh could be made
available for workmen'’s dwellings, and which are most likely always to remain the
most valuable and suitable for this particular purpose, are at onee discovered in
Southwark, Lambeth, Clerkenwell, and Marylebone, all within a mile of the centre of
the metropolis. Such sites are occupied by the Foundling Hospital, the military
school and hospital at Chelsea, and many similar institutions; Bethlehem and
St. Luke’s Lunatie Asylums, many gas-works and water filtering beds, and other
obstructions. Would it not be well to clear these sites for labourers’ dwellings,
removing their present occupants into the suburbs or the country ? Some of us
might regret the disturbanee of old hospitals, but the majority would regret
more sincerely what is apparently the only alternative—the removal of workmen
to the suburbs, with the consequent loss of time and money in conveying them to
and from their work.

The following extract from the Times of November 29, 1892, indicates that
at any rate the inmates of Chelsea Hospital would gladly welcome the suggested
change :—“ In answer to an appeal from Chelsea pensioners in favour of abolishing
the Royal Hospitals of Chelsea and Kilmainham, and appropriating the proceeds of
the sales of the sites for the purpose of augmenting the out-pensions, a reply has
been received in Portsmouth from the Secretary of State for War in which he states
that the question has been examined more than onee by speecially appointed
committees, and that it has been found that the general sentiment of the army and
of the public was in favour of retaining these asylums for infirm and helpless old
pensioners. In answer to a similar appeal the Duke of Cambridge points out. that
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the only power vested in his Royal Highness with reference to Chelsea is that
possessed by him as a commissioner.”

I have ecalculated that fifteen sites eoloured blue on the aceompanying map of
London, which I propose should be gradunally devoted to this purpose, eontain
an area of 144 aecres. After dedueting one-fifth of this area for additional broad
roadways, and assuming that the same density per aere will be as healthy on these
sites as on the site of Peabody dwellings and playgrounds in Drury Lane, the extra
number that can be accommodated within one mile of the eentre of the metropolis is
found to be 127,000 men, women, and children. If, in carrying out improvements,
two areas be always dealt with together—a working-elass area and a central area
the various distriets would gradually become dedieated to their most valuable
purposes, and the necessity for employers providing living rooms for their workmen
either at or near their works (often a most costly proeess) or for the Couneil providing
free train or tramway tickets to suburban dwellings, will be postponed. As each
transformation 1s effected, the authorities would-have the opportunity, under sueh
a scheme as I suggest, of reserving as mueh ground for open spaces as they thought
desirable, and the ground so reserved wounld be indicated on the comprehensive plan
of improvement.

(b) The creation of continuous arteries sufficiently wide for the future as well as for to-
day, and judiciously placed, so as to connect the most important centres of business
and habitation, and the railway termini.

Immediately a comprehensive plan is studied, the small number of our main
streets, and the shortness of our other streets, is at once manifest. As Mr. Albert
Shaw remarks, “ London, like all other old cities, is a vast, tangled network of
streets that for the most part begin nowlhere and end nowhere.”

When we eonsider the prineiples on which London improvements should be
determined, it will be found that the longer and the more uniform streets are made,
the more valuable they become for many reasons. But length and uniformity ean
only be obtained by first planning streets to a small seale on a complete plan of the
whole county. In many eases, too, only insignificant clearances at various points
are required in order to render many of our side streets suitable for relieving to
a very considerable extent the present overcrowded main streets. As, however,
the various points at which these trifling obstruetions occur are frequently at eon-
siderable distances apart, it is impossible to study them without first considering
them on a general map. For instance, if Craven Hill, Lancaster Gate, were con-
tinued westward a distanee of 300 yards to the Bayswater Road, and Praed Street at
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Edgware Road joined to the Marylebone Road by a junction also about 300 yards
" long, we could obtain at a comparatively small cost a main artery as direct as Oxford
Street from the Bayswater Road at Queen’s Road, to the Angel at Islington. Again,
if Grand Junction Road Edgware Road, were joined to Crawford Street a distance of
200 yards, and Marylebone Street joined to Devonshire Street, which could be
accomplished by forming a quadrant, we should obtain direct communication from
Lancaster Gate to Portland Place, Regent Street. If the Marlborough Road,
Brompton, were continued southwards to the King’s Road a distance of 60 yards,
and northwards by a quadrant to Pelham Street, a direct route would be formed
from Sloane Square to the Kensington Museums. Many similar examples will be
found on my draft improvement plan.

Every surveyor knows what has been the cause of these small obstructions, and
how they are still being created by the absurdities and difficulties that exist in con-
nection with laying out building estates in London, especially in the suburbs. For
instance, no matter how irregular may be the shape of an estate which is to be
developed, the owner is allowed, in order to follow the contour of his boundaries and
to cover with houses every corner of his property, to make his roads tortuous as
snakes, so long as they at length lead from one existing road to another. He is not,
however, allowed to form any road which stops at his own fence, no matter how
essential such road may be for the development of the adjoining properties. Thus
more and more unhealthy and badly ventilated districts are being daily created,
whereas if a settled scheme were adopted, the development of each property would
form an unsevered part of a complete whole, and the best improvements would thus
be obtained. Of course there is an argument against allowing ‘ culs-de-sac,” but I
submit that there are various kinds of ‘““sacs.” For instance, a permanent * cul-de-
sac,” where lofty houses are allowed to be erected facing the end of the street, is inde-
fensible, whereas the formation at different periods of various sections of a lengthy
thoroughfare, which has been laid down on a comprchensive plan, even although the
various sections may be temporarily stopped at six-foot fences, is one of those minor
evils which might well be tolerated for the benefit of the future.

3. THE IMPORTANCE OF A (FENERAL SCHEME FOR FORWARDING IMPROVEMENTS
SPEEDILY.

If a comprehensive scheme for improvement as proposed were authoritatively
adopted in London, no single building in the whole county could be rebuilt without
reference to the revised lines of frontage as laid down on the plan, or without

G 2
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Decoming an integrant part of the grand city that it would be the ultimate object of
the scheme to produce. ;

That such a system would be of importance for speedily effecting improvements,
will probably be generally admitted. The annual average number of notices for new
buildings and rebuildings issued to district surveyors during the last three years has
been 21,932.  As nearly all our streets admittedly want improving, as many central
districts admittedly want entirely remodelling, and as all districts newly created in
the suburbs are, at present, created without any reference whatever to the general
convenience, we may fairly assume that a large proportion of these 21,932 annual
notices refer to rebuildings which would each give an opportunity of advancing,
under a comprehensive plan, the complete scheme for the improvement of London.
The approximate number of houses that will be removed by the Council Broadway
improvement is 1250, and what with legal and parliamentary delays, this improve-
ment may take five years to complete, from the time it was first made public. From
this 1t appears' clear that the number of properties dealt with under the Council
scheme would be infinitely less than the number which would be dealt with auto-
matically during the same period under a general scheme. It follows therefore that
progress in improvement would be much slower under the present system than
under that which I advocate. Again, it must be remembered that in the one case,
every opportunity would come without legal expenses or delay connected with com-
pensation for disturbances; whereas, in the other, legal expenses and delays, and
expensive compensations for disturbance, occur with each property taken, although
in each case there should be the same compensation paid for any land given over to
the public. If a comprehensive scheme be delayed, not only will hundreds of
opportunities for improving London be lost every year, but the newly erected
buildings will form impediments to be removed, each ten times as costly as the
opportunities that are lost. It is true that Ludgate Hill has taken about thirty years
to widen, and I know that this improvement is used as an argument against the
so-called ‘“ automatic ” principle. The case of Ludgate Hill, however, is an abnormal
one. The greater cost of the properties more recently acquired there has been duc
to the fact that Ludgate Hill has been allowed to remain, practically, the only main
line of communication through that part of London. All the enormously increased
traffic is forced through that artery, with the result that its frontage sites have
increased in value to an unnatural extent.

It is not suggested that we should rely entirely on the automatic plan. As
will be fully explained in Chapter VI., the transformations should be simultaneously
advanced by the Council carrying out “municipal improvements” wherever the
urgency of the traffic or the health of the neighbourhood demand such a course.
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4. THE IMPORTANCE OF A GENERAL SCHEME FOR MAKING IMPROVEMENTS
CHEAPLY.

Not only do the foregoing arguments show the greater speed at which im-
provements might be made under a comprehensive scheme, but they also indicate
how a great saving in “ costs ” might be effected.

Perhaps few of us realize what an important factor ““ costs ” of various kinds are
in all improvement schemes. In the preceding chapter I have endeavoured to bring
this home in the minds of my readers by including some valuable and interesting
evidence on the subject. It is necessary to mention another matter largely affecting
the costs of improvements. Again and again when an improvement has been
decided upon, speculators have bought up the property, have had drawings prepared
for new buildings, have improved existing buildings, and put all possible legal
impediments in the way for the sake of making the authorities pay largely
augmented compensation. The economic importance of adopting a general scheme
1s here again apparent, for it would be impossible for any individual or even any
syndicate to purchase all the land which will be affected by the whole scheme,
consequently the Council would have so much choice that they could purchase small
portions here and there whencver the owners wanted to sell or were willing to sell
at a reasonable price. Mr. Chamberlain’s experience on this point during the
municipal improvements in Birmingham, as stated by him in his evidence before
the Royal Commission on the Housing of the Working Classes, conclusively corrobo-
rates the correctness of this view.*

There are other cconomic reasons for a comprehensive scheme to be considered.
For instance, when any isolated improvement is put in hand, it is necessary to
calculate the approximate cost of the whole work, to borrow moncy to pay for it,
to agree to complete it in a given time, and to refund, within a certain number of
years, all that has been borrowed. In this way the cost of improvements is greatly
augmented, for it not only includes the cost of the actual work, but a large annual
amount for sinking fund, interest, and the accompanying expenses. If a compre-
hensive scheme ever be adopted, this running into debt will be totally unnecessary,
for the Council would then be enabled to put just so much of the scheme in hand
as the funds available for that purpose from the year’s income would permit.

It is also absolutely essential that a settled plan should be adopted for another
reason. As cach new street is laid out, quadrants and places should be constructed
with junctions left cxactly where future new streets will eventually join them. A

* See Appendix I., Questions 12,371, 12,372.
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striking illustration of the want of this may be found in the case of the English
Opera House reeently erected in Cambridge Circus and Shaftesbury Avenue. This
building has been placed exactly where a new street, which might become as
important as Oxford Street or the Strand, should cross that Cirecus.

As already stated, large and most valuable sites are still occupied with slums
of the poorest description. Under a settled scheme the whole of these sites would
gradually be put to their proper uses, the recoupment that would arise from the sale
of surplus lands would then go far towards the economie success of the improvement.
A striking example of increased value has occurred at Chelsea, on the estate
belonging to Earl Cadogan, who was advised on high authority to let a pieee of
ground at a ground rent of 85/ per annum. Beeause the whole neighbourhood has
been developed in a statesmanlike manner, land has inereased so much in value that
the ground rent of this same piece of ground has been, within five years, improved
by the leaseholder to 900/. a year. Not only so, but certain adjoining land whieh
is held in trust for the publie, has increased in value by the aetion of its noble
neighbour to at least 300 per cent. That this is no solitary instance is proved by
the following tables showing the increase of the rateable value of those parishes
where statesmanlike developments have taken place, eompared to others.

The first eomparison is between St. George’s and the adjoining parish of St.
Marylebone where in both cases the total number of houses has remained nearly
stationary.

St. George's, IHanover Square (containing portions of the Westminster
estates) :—

Inhabited houses, increase during 20 years o o 7 per cent.

Rateable value . . . .. 50 ’
St. Marylebone :—

Inhabited houses, deerease during 20 years n 6 per cent.

Rateable value, increase ’ N .. 28 ’

The next comparison is between Chelsea and the whole of London, where, in
both cases the total number of houses has greatly increased. Although the majority
of mew houses in the case of Chelsea involved the destruction of those already
existing, and in the ease of London generally the proportionate amount of elearances
was Infinitesimal, the better system adopted at Chelsea has raised the rateable value
of that parish out of all proportion to that of London, thus—

Chelsea (containing portions of the Cadogan estates) :—

Inhabited houses, inerease during 20 years .. 46 per cent.
Rateable value . " ’ .. 110 »
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London :—
Inhabited houses, increase during 20 years .. 54 per cent.
Rateable value ’s " ’ A 79,

If a comprehensive scheme of improvements were adopted, all the undeveloped
land in the county would, as it became ripe for development, also be automatically,
and thus economically opened up in accordance with the scheme. Both the com-
munity and the landowner would benefit by this, the former by having its streets
made in the most convenient position from a public point of view, and the latter by
being guaranteed a greater number of important thoroughfares across his property.

5. THE IMPORTANCE OF A GENERAL PLAN FOR ESTHETIC REASONS.

The reasons I have already put forward are of a practical nature. I now give
some ssthetic reasons.

(a) For providing sufficient tmprovements without interfering wzt/z our ancient
architectural monuments.

“ The works of those,” said Sir Joshua Reynolds, “who have stood the test of
ages, have a claim to that respect and veneration to which no modern can pretend.”
The knowledge that all improvements will now be carried out at a time when
ancient architectural monuments are as jealously guarded as ancient sculptures and
paintings, is a consoling thought when we remember the delays that have occurred
in our street improvements.

Is it possible that any scheme can produce sufficient improvements in an ever-
increasing metropolis, like London, without of necessity doing away with well-
known architectural landmarks, which, be they ever so faulty, have naturally become
endeared by familiarity ? Undoubtedly, and at once, I say, Yes. For I know
with what intense relief this will be received by the antiquaries of a conservative
nation, whose taste for comprehensive improvements has never been roused. What
Londoner is there who would not regret any interference with St. Mary-le-Strand,
with those awe-inspiring columns which denote the entrance to Exeter Hall, with
the narrowness of Bond-street, or with those solid English walls which encircle the
precmcts of Marlborough House, Devonshire House, and the modern zsthetic
Lowther Lodge? Such sights are to us as precious as a Lord Mayor’s show,
and do not let it be thought that I consider this anything but a compliment to
the “ sticks and stones.” By studying a comprehensive plan it is soon discovered
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that sufficient lengthy arteries connecting the most important centres of business
and habitation can be provided in such a way as would not only obviate the inter-
ference with our present main streets, or with such heirlooms and landmarks as I
have mentioned, but would make these monuments more conspicnous by isolating
them. For this reason alone, such a scheme should commend itself to many of us.

() For raising municipal enthusiasm.

What has been up to now the despair of all reformers of London municipal life ?
Has it not been the huge size of the city and the supposed impossibility of uniting
for one common object the inhabitants of its distant parts? Can anything be more
calculated to raise the pride and enthusiasm of all Londoners, and weld them
together for one common object than a really great scheme of improvement, such
a scheme too, as we can show was made by ounr patriotic ncighbours a short forty
years ago, and has already produced such startling results? As each rebuilding in
cach district progressed, cvery Londoner would see a further devclopment of that
grand city all would have agreed to produce. Can one imagine the enthusiasm and
pride that would be roused—some few years ahead—as the last block of houses in
cach new thoroughfare gradually came down, and for the first time an uninterrupted
view of the new street with its palatial architecture was obtained? Each Londoner
might even welcome the opportunity of setting back his own premises if only he was
sure that the authorities would give him, without the annoyances and delays of our
present system, the fair value for his land, for it would be to the common interest of
the inhabitants to obtain the completion of the improvement in their own street.
Pressure of public opinion would in most cases be sufficient to overcome the hesita-
tion of less enterprising, or even less scrupulons owners, who might be standing
out for better terms, especially when they had become convinced that under no ecir-
cumstance would the municipality pay more than the fair value of the land given
up. This has proved to be the case both in Paris and in Birmingham. Mr. Cham-
berlain, in his evidence before the Commission on the Housing of the Working
Classes, bore striking testimony of this, when speaking of the transformation of
Birmingham.*

. * See Appendix L, Question 12,370.



49

CHAPTER V.

SUGGESTIONS TOWARDS THE FORMATION OF A
GENERAL PLAN FOR IMPROVING LONDON.

Siz general principles—1. Open out parks—2. Open up crowded districts—3. Create more muin arteries (a)
sufficiently wide (b) straight and uniform in width (c) without steep gradients (d) each an integrant part
of whole scheme (e) with convenient and safe street junctions—4. Provide additional bridges—5. Facilitate
approaches to railway termini—6. Open out public buildings.

TrEe following are six gemeral principles by which a comprehensive plan for the
improvement of the London strect system may conveniently be studied :—

I. To open up our town parks and other open spaces.

2. To open up the most crowded districts and admit more light and air.

3. To create many more great arteries, connecting the most important centres of
business and habitation.

4. To provide additional bridges over the Thames.

5. To facilitate the approaches to the several railway termini.

6. To open out, as much as possible, our public and ancient buildings, and to
provide sites for new.

1. To OPEN UP OUR TOWN PARKS AND OTHER OPEN SPACES.

Undoubtedly London possesses in its very centre some of the grandest town
parks and commons in the world, and no one can be a more intense admirer of them
than I am. I cannot believe, however, that the parks are being used to their best
advantage, considering that they arc town parks, and am convinced that without
destroying their beauty in any way, they might be made much more a part of the
life of the people, to the great benefit of health, and to the immense relief of the
present streets.

Let us cxamine how our neighbours use their parks and open spaces.

No one can fail to admire the open spaces in the centre of Paris. The Champs-

H
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Elysées, the Embankments, the gardens of the royal palaces of the Louvre, &e., how ‘
well we all know them, and why ? because they are intersected by public roads over
which the general traffic passes at all hours. Most of us must remember how plea-
sant it is to walk through the Champs Elysées Park at any time in the day, and to
watch the quick traffic of all sorts. Omnibuses, victorias, and horsemen continuously
pass along the spacious Avenue, and, with pedestrians, form part of a busy throng
going to or coming from their daily work. On either side, lawns with their pink and
white chestnuts, their cherry-trees, their lilacs, hawthorns, and rhododendrons, give
brilliancy to the scene.

Compare this charming and useful space with our locked and barred St. James’
Park. Both parks are about the same size, both are situated in practically the centre
of their respective cities, and both are adjoining the Royal Palaces and Parliament
Houses. Here, however, the similarity ends. Our park is practically shut off from any
part of the everyday life of the people, whilst theirs is one of the gayest, brightest
centres of a gay and bright city, a result which has been attained, without sacrificing
the essential uses and charms of the place, by simply running through its centre a
roadway of ample width. With skilful management every charming spot that now
exists in our own park could be made bright and gay to the same extent. The
beautiful vistas, the flowers, the water, and all that gives the park its charm could be
opened out and vastly improved upon, and whilst every taste could be consulted I
submit the result would be that for one person who is now able to obtain from it real
pleasure there would be a dozen, as a reference to the accompanying sketch will to
some extent indicate. In addition to this, it must not be forgotten that St. James’
Park, and indeed all our parks, have stood sadly in the way of street improvements
for many years. The opening up of these parks to the people would not only add
to the general enjoyment, but would at the same time be of enormous advantage to all,
by relieving our congested streets. Not only so, but if this were done we should
speedily make clear to all classes of Londoners that, at least in one respect, they are
more fortunate than Parisians.

In first considering St. James' Park I have not dealt with the strongest, but
the weakest illustration in favour of opening up the London parks, St. James’
Park being already infinitely more opened up and used than any other park; the
adjoining Green Park, for instance, not even having a road all round its edges, let
alone one through its centre, whilst Hyde Park, although intersected by some roads,
contains scores of acres unused by, and almost unknown to the great majority of
Londoners.

Probably the main reason why our town parks have not yet been opened up, so
as to form an essential part of our daily lives, is a sentiment entirely false and
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EXTENDING THE USES OF THE PARKS. 51

visionary, which dominates a large section of our countrymen. Just as it has been
our pride to say that “an Englishman’s house is his castle,” so it has been equally our
pride to boast that nothing should invade the sanctity of our parks. It may appear
at first sight Quixotie to attack this sentiment, but I am encouraged by the fact, that
almost every competent critic who has at first met the proposals with this sentiment
on his tongue, has, when the germ has had time to fructify in his mind, become
completely converted.

At the cost only of the labour employed, we might transform parts of our parks
into sloping lawns, rockeries, and flower-beds, such as exist at present in one little
corner of Hyde Park. - Instead of this one beautiful spot, we could, in Hyde Park
alone, have a dozen, and this park is so wide-spread that these could be as entirely
foreign to the present drive, as the cloisters of Westminster Abbey are to the
members of St. Stephen’s, or the delightful Temple Gardens to the editors of Fleet
Street. Besides such alterations, I submit that our parks should be opened up by
roads, somewhat as shown on the accompanying plan. At the sides of these high-
ways should be formed footpaths of sufficient width for kiosks, band-stands, and for
thousands of seats. These paths, whilst being shaded from the sun by trees, could be
illuminated by night ; at their outer edges should be found lawns gay with flowers,
and again a few feet further back should be placed the light unclimbable railings such
as are now to be found in St. James’ Park.

Surely such roads would conduce to the beauty of London, and to the health
and convenience of its people. Properly placed they would not hinder the enjoyment -
of any, even during London’s three-months’ scason. They could be made more
beautiful than the present roads, and thus add to the general charms of the sur-
roundings. Far from curtailing the space now devoted to riding and driving, my
plan, while retaining the privacy of this portion, actually trebles the length of both
Rotten Row and the Drive, and thus provides infinitely more variety and con-
venience. No doubt the existing roads were sufficient for the private coaches of the
carly part of this century, but all admit that more space is essential for the greatly
increased numbers who already use these select roads.

Again, if five such convenient wide thoroughfares met on an island in the centre
of the lake in St. James’ Park (see sketch), the roomy Horse Guards Parade, opened
up as it would be by the busiest of arteries, would at once become the popular
meeting place in this central district, thus removing a difficulty experienced by
successive Governments in connection with Trafalgar Square. For the same reason,
if Hyde Park and Regent’s Park were opened up, certain spots in these parks would
doubtless become the popular meeting places of their respective localities.

Let us endeavour to econsider all the objections that can be raised to such roads
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52 SUGGESTIONS FOR IMPROVING LONDON.

across our parks. It may be thought that the parks would thus be cut up too much
and that all their quietude would be sacrificed. But surely Russell Square is large
enough for any one who wants quietude, and, as shown, the sizes of the portions of
Hyde Park still left free from roads, would nearly all of them De at least five times
the size of that square. No doubt the public roads that I propose wounld bring more
traffic into the parks, but as long as this traffic does not interfere with the present
park traffic it would be neither a nuisance nor unsightly. Is the traffic of Piccadilly
ugly or disagreeable to watch? Certainly not! Piccadilly is one of the most
interesting and popular streets in London ; and this is largely due to the variety of
its traffic. Possibly such thoroughfarcs would interfere with the enjoyment of
the quictude of the parks to a few, to just a few, who, after all, only use the grass
for a few weeks in the year, and who certainly would still have plenty of room else-
where. I mean the vagabonds and tramps who at present migrate to sleep on the
grass as soon as the weather permits their dispensing with the accommodation
provided for them elsewhere. This, however, would probably not he considered an
unweleome interference by the majority of Londoners.

I wonld be the last person in the world to underrate the universal importance
and charms of the parks as they exist at present. Indeed, it is only those carcful
students of London life who have watched them at all times in the year, and almost
at all times of day and night, as T have done, who can adequately judge of their
unique beaunties, or gauge their full value to the health of Londoners. Artists,
poets, not only of our own country but of the rest of the world, unite in praising
both the glorics of their natural beauties, and the varieties of their inimitable
atmospheric effects, nor will T ever advocate the disturbance of these charms.
All T propose would rather inercase than destroy them, and would certainly render
them more valuable by enabling the many to share in their enjoyment.

There are still other reasons, with which we are unfortunately too familiar, why
the parks should be dealt with somewhat in the way I propose. At frequent
intervals our newspapers are burdened with complaints of the dangers of the parks at
night, and of their uses for purposes which, as they exist at present, are perhaps un-
avoidable. Is this not entirely due to the darkness and solitude of these places after
nightfall, when it is dangerons for men, and impossible for women to traverse them ?
Without a doubt this is so, and the simple remedy is to be found in forming avenues,
which, by being brilliantly lit after dark, will render them safe for all. It may be
said that even then dark and solitary spaces must remain, but for this a remedy is
easily found. At the extreme edges of these avenues should be placed the light
unclimbable railings already mentioned. By this means the public could be entirely
prevented from straying far from the well-beaten tracks, whilst these would become as
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OPENING OUT COMMONS. 53

bright and busy by night as by day, and pleasant for health and recreation for those
who, on account of their industry, cannot use them at other times. I know of no valid
argument against this course. As there is room for all, and to spare, surely our true
policy is to so open out these town parks as to make them benefit the masses as they
now do the classes, and I venture to think that when that most powerful of objections
—novelty—has disappeared, other present objections will disappear also. In that
happy time, where will the Londoner be found who will advocate the present restricted
policy ? a policy by which the immense majority of our fellow-citizens are practically
debarred from any real share of what, properly used, might lecome a glorious
heritage for alk

Fortunately the development and management of the ecommons and open spaces
which embellish the suburbs of London have been so uniformly good as to leave little
room for adverse criticism. In their recent developments, the London County Council
have been particularly suecessful, as all ean testify who know intimately the excel-
lent work done to the commons under their control. In one respeet, however,
doubtless all of us would like to sce a different prineiple adopted, and this can be
easily attained under a comprehensive scheme as proposed in this book. Where land
about to be developed abuts on a common or other public open spaee the authorities
should require a road to be made on its edge, even if this involves converting a
portion of the grass of the open space into roadway. The houses would then have
their frontages towards the public land ; when this is not done, the open spaces ave
fringed with yards, the ugly backs of houses, and their frequently offensive out-
buildings. Instances of the two methods may be seen almost side hy side on
Wandsworth, Clapham, and Tooting commons, and no one who compares them ecan
fail to see the immense advantage of the one over the other. There is another
reason and a far greater one, in favour of skirting open spaces with roads ; when this
is done the space is freely opened up to the surrounding neighbourhoods, becanse
all the roads leading in its direction are carried right through to its edge. By the
other plan the spaces are closely hemmed in by continuous houses which effectually
shut it off from the other roads in the ncighbourhood. Like the heart in the human
frame, an open space should be in complete communication by means of arteries
with the whole district surrounding it. In this way, and in this way only, can its
regenerative influence be freely felt.

Besides its parks and commons London has numerous smaller gardens and open
spaces which are gradually being thrown open to the public. Many of these, and
cspecially those in the more central distriets such as the gardens of the Inns of Court,
Lincoln’s Inn Fields, and others, could with great advantage be opened up. I have
endeavoured in some of the accompanying sketches to show what would be attained
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by doing this. Most of us are convinced that the conditions affecting these places
have so altered as to make the suggested change desirable in these cases, but of course
there are many gardens in West End squares which still amply fulfil the purposes for
which they were intended. With these therefore no alteration appears to be either
necessary or desirable.

2. To OPEN UP THE MOST CROWDED DISTRICTS AND ADMIT MORE LIGHT AND AIR.

In opening up these most crowded districts it will be absolutely essential to
bear in mind, both for economy and also for the comfort of the working classes,
that at present many of the most valuable parts of London are occupied with slums ;
such as the neighbourhoods of the Houses of Parliament, Regent Street, the Law
Courts, and clsewhere. As has been shown in Chapter IV., it is neither consistent
with the general welfare, or even reasonable, to give up these most valuable districts
for workmen’s dwellings. I therefore consider that all that central portion of
London bounded by Oxford Street and Holborn on the north ; Piccadilly, the Strand,
and Fleet Street on the south ; Farringdon Road on the east; and Hyde Park on
the west, is quite unsuited for the purpose of workmen’s dwellings, and if it was used
to its best advantage it could be made the most valuable in London ; the western
portion being devoted to squares and mansions as at present ; the central portion to
a series of grand avenues containing shops, theatres, markets, colleges, public offices,
and official residences ; and the eastern portion covered with similar grand avenues
lined with warehouses, factories, and other private business premises, as it partly is
at present.

Mr. Frederick Harrison in his article on ¢ London Improvements” in the New
Lleview for October 1892, says: ““ The working masses of London have perhaps a
deeper and more healthy love for their great city, more pride in it, more interest in
its management, than any other class whatever. The governing classes and pro-
fessional classes are wont to look on (central) London as the field of severe labour,
occasional resort, or especial excitement. Their ideas of rest, comfort, and happiness
imply the ¢ getting away ” from it, or ultimate retirement to a very different region.
The trading classes, large or small, view London with a rather local and parochial
spirit, from the point of view of market, exchange, warechouse, and shop. They will
work in it like miners in a pit ; but they run out of it at every opportunity, and hope
to end their days in a distant suburb.” y

Although it is not very complimentary to London or to its *“ loving inhabitants ”
(comme dit Sir Charles Dilke)* to say that every one who can, “ gets out” of it as

* Essay on London in ¢ Les Capitales du Monde,” 1892,
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