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FOREWORD

This study arose out of the concern of the social
workers in the Social Service Bureau of the Brotherhood
of St. Laurence about the number of families who were
unable to find satisfactory family accommodation within
the price range which they could afford. There was
little that the:social workers could-do except help families
in their discouraging and often unsuccessful search. It.
was decided to undertake a study which would increase our
understanding of ‘the current housing situation and its social
implications, and assist us in considering Comnionwealth.
and Victorian State housing policies in the light of the needs
unmet by private housing provisions.

It appeared to social workers and others in direct
¢ontact with housing problems that famlhes living on £20
or less per week face great dlfflcultles in relatlon to the
current housing gituation. It was decided to study a group
of famlhes in this income range, as well as using other
available sources of information about the current housing
situation.

The first three sections of this report are a study
of the current housing situation and its implications for
families in this lower income range. Discussion of the
present housing situation as it affects this group covers
the difficulties of purchase, the lack of suitable rental
accommodation and the many obstacles which handicap low-
income families in their search for housing. Then, on the
basis of the study of a group of families with housing diffi-
. culties, the report describes some of the effects of the
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FOREWORD

current housing situation on family well-being; the effects
of living in sub-standard housing lacking basic facilities or
in over-crowded conditions or shared accommodation; and
the impact of high rents on family expenditure and standard
of living. The study throws some light also on the patterns
of family life which develop under such conditions, some of
the long-term effects on families and their members, and
the ways in which the hopes, expectations and outlook of
families may be affected by poor Housing conditions.

The report then proceeds, in Section IV, to a con-
sideration of Commonwealth and Victorian State housing
policies. Post-war Commonwealth:housing policy and the
original purposes of the Victorian Housingr Commission are
examined, then the changes which have taken place in the
Housing Commission's policy and functions, particularly
over the past ten years. Its present policy is considered
in relation to the areas of housing need not met by private
enterprise, and, on the basis of conclusions reached, cer-
tain recommendations are made in Section V. It is clear
that important pollc;‘y changes are needed for any seriocus
attempt to meet the housing needs of the lower-income sec-
tions of the community. If'is also clear that ‘the personal
and social costs of the present housing situation are very
high indeed, and constitute a most destructive factor in
family welfare.



" 1. INTRODUCTION

(a) The Study - ..

Assessing Famllx Ne,eds - the L1m1tat10ns of Statlstlcs

Many and varled statistics can be quoted in relatlon
to housing needs, and can be-used to slipport "varymg argu-
ments. On the-one hand statistics are used to demonstrate
the achigvements of post-war building programs,” the aricunt
of new housé bulldlng and the increase in home ownership:
On the other hand, figures are available which ‘give some
indications of unmet housiflg need: nuinhers of slum or gub-
standard properties, altlng lists for State housing duthori-
ties (which totalled over 74, 000 in 1963) or for héusing co-
operative societies. Howeveér, housing need is not merely
a quantitative matter which can be assessed by a counting of
heads, and even more comprehensive figures on unmet
housmg needs would hot be an adeqliate assessmhent of the
situation.

Progress has been made in the housing field but cer-
tain groups in the community have not yet been provided for
adequately. The position.of these groups, and the impaect of
the current housing situation on them, are the concern ' of
this study. Behind figures; related to unmet housing 'needs
lie a variety of ways in which famjlies adapt, with varying
degrees of discomfort and strain, to a situation in which
adequate housing is a commodity which they cannot afford.
These makeshift arrangements include sub=-letting and

“sharing accommodation costs, moving in with lo’ng‘suffér;ng
relatives, renting rooms-in apartmbent houses, théving fro‘m

‘,,
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2. INTRODUCTION

one place to another as arrears mount, or paying the rent or
house payments at the expense of food, clothing and other
necessities. What effects these various courses have on-
the families concerned cannot be measured in quantitative
terms or by quantitative methods. Yet these human factors
in housing should be considered by any government respon-
sible for making decisions about housing policy.

The case study approach allows qualitative material
to be obtained. The social consequenceg of policy decisions
can be probed more deeply, and examination of family hig-
tories over a period of time allows fresh insight into causa-
tion, compared with only a cross-section picture at one point
of time. The case study approach can also draw upon the
experience of social workers who meet social problems at
the individual level, providing a complementary v1ew to that
given by general descriptive material or statistics.’

Procedure

The intention was to obtain detailed information of a
qualitative kind about a number of families within this income
range whose housing situation was known and was considered
to be in so6me way unsatisfactory. This material was gained
through interviewing, carried out mainly by one social worker
with some assistance from a social work student. An inter-
view guide wag used requiring some factual-information but
also leaving scope for focussed discussion of questions aimed
at evoking ¢omments about the interviewee's experience,
feelings and aims for thle future.

It was hoped to study one hundred families; in prac-
tice the number included was ninety-five. The.main group
of eighty-three families was selected through the we]fare
organisations listed below. These co-operating agencies
noted from cases current during March, April and May 1963
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those which met certain specified criteria covering two
broad categories. The first cqonsisted of families living in
accommodation which in terms of physical conditions was
judgéd unhsatisfactory, on such grounds as poor state of
physical repair, lack of minimum facilities and amenities
or-overcrowding of the premises. The second category
covered cases where even if'the accommodation appeared to
be physically adequate, the family was paying- for it a,
weekly amount which was more than one-fifth of the family
income. The proportion of one-fifth was chosen because it
has been.accepted as.a desirable maximum for expenditure
on accommodation by low-incomesfamilies in a number of
Commonwealth and Victorian government statements aon
housing (cited later), as well as in various overseas dis~
cussions of the.subject. For the purpose of the study,
"family'' was taken to mean a household including at least
one child under sixteen years dependent on adult-mmembers.
It was decided to omit Housing Commission tenants because
their inclusion would have introduced another range of issues
and no adequate number could have been studied.

The social workers selecting ‘families for referral
explained the study briefly to clients who were thought to be
suitable, and asked their” permlssmn before any follow=up
was made by the research worker. "Within the number
available, selection was carried out in such a way 4§ to
enable comparisons to be made between certain categories
of cases within the total group. The main characteristics
considered for th1s purpose were location of re51dence,
occupation of the wage-earner, income, family size, type of
housing and whethet this'was rented or being purchased.

A group of desérted wives was included, as Were a number
of families currently dependent on social security benefits




4. INTRODUCTION

because the breadwinner was not earning. The numbers of
families within these various sub-groups are indicated
below.

Two attempts were made to see each family selec-
ted, with letters forewarning each visit. Compared with
eighty-three families contacted successfully, only sixteén
were not contacted, and of these ten were known to have
moved leaving no further address. Only one specifically
refused to participate. The general response was one of
interest and helpfulness; most of the families concerned
appeared to feel that any effort to improve the housing
situation, even if its aims were long- term, was worth sup-
porting.

We were aware of the limitations of studylng only
families selected through social work agencies, and also
wished to test the hypothesis that even self-reliant and
stable families within this income range are likely to have
great difficulty in finding and paying for suitable accommo-
dation. It was hoped to compare the client group with
another group selected through some other channel,so as to
allow greater consideration of the various factors handi-
capping or assisting families in their efforts to secure
suitable accommodation, and give some insight into the
courses of action adopted by these families who are not in
contact with any welfare organisations. Several channels
were investigated in trying to select this contrast group,
some details of which are given in an Appendix; a series
of difficulties and the lack of time available for further
collection of material finally prevented any large number
of cases being selected. Excluding some which proved to
fall outside the income limit, only a dozen families selec-
ted through other channels than welfare organisations were
included in the study. This small contrast group is sepa-
rated from the main group in the section describing the
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characteristics of families studied and in some of the dis-=
cussion, as indicated.

The Families Studied

¥
T

Sources of Referral: T

The main group of 83 families was made up of re-
ferrals from the following-welfare agencies: Brotherhood
of St. Laurence (Social Servlce Bureau), Citizens' Welfare
Service, Red Crogs Welfare Service, Royal Children®s
Hospital Medical ‘Soéial Work Depdrtment, Victorian
Association of Day Nurserres, Victorian Society for Pre-
vention of Cruelty to Children, and Victorian Somal Wel-
fare Department. The stiiall contrast group of twelve
families was selected throu‘gh ‘an industrial firm and a éo-
operative housing group.™

Residential Areas:

Of the main group, 28 families lived in "inner"
areas up to three miles from the centre of the city, 38 in
"middle' areas from 3 to 7 miles from the centre, and 16
in "outer" areas beyond seven miles from the centre.

The small contrast group families were from ''middle"
and ""outer'' areas.




6. INTRODUGTION

Employment and Income

Main Group

Unskilled Wage- Unemployed at time

earners of interview 14
Employed but ''unstable" * 8
Employed, stable 22
44

Skilled Wage- Unemployed at time
earners of interview 3
Employed but "'unstable" 3
Employed,. stable 10
16
No Male Wage- Deserted Wives 22
earner in family Old Age Pensioner __l
23

Total number of families studied 83

* "Unstable" used for employees who have had during previous year more than one

change of employment, or one change accompanied by unemployment lasting
several months,



INTRODUCT]ON

Income *
Families dependent on Social Service benefits:

Male wage-earner temporarily
not earning
No male wage-~earner

Male wage-earner employed

Family income less than £14 per
week (clear) .

Family income over £14, less than
£16 (clear)

Family income over £16, less than
£18 (clear)

Family income over £18, less than
£20 (clear)

Family income over £ 20 per week

‘Other (See note #)

Total number of families studied

14

22 -

36

©
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83
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All the wage-earners in the contrast group were in
stable employment, eight in unskilled and four in skilled
jobs. Their earnings were in three cases £16 - £18; in
four cases £18 - £20 and in five ¢ases £20 - £22:

In almost all cases family income consists of male wagerearner's pay only,
"Over £20 per week" usually means under £22,  Exceptions are explained in

Appendix on procedure,

These families consist of one where male wage-earner not working but wife

warking, and another where Workers' Compensation, plus part pay,: was equiva-

lent to usual earnings; also one age -pensioner,




8. INTRODUCTION

Number of Dependent Children

The numbers of dependent children (i.e. children
under sixteen years still supported by their families) were
as follows: eighteen families had one dependent child,
thirteen had two children, eleven had three children, four-
teen had four children, eleven had five children, two had
six children, five had seven children, one had eight children
and one had nine children. The total number of children in
the eighty-three families was 252. In the small contrast
group of twelve families there was a total of 26 children, in
families of no more than three children each.

Type of Accommodation

Main Group

Buying a house - 14 families.
In one case rooms were being sub-let.

Renting a house - 27 families.
Of these, ten were sub-letting part of the house or
took boarders.

Renting a self-cdontained flat - 4 families.

Renting rooms - 23 families.

The remaining 15 families were living with relatives
or friends and were not directly responsible for rent; five
of them were contributing towards the rent, ten were not.

Contrast group: Of the twelve families, ten were
buying houses, one had completed purchase of a house and
one was living with relatives, contributing towards the rent.

——
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(b) The Vulnerable Group

The families most vulnerable when housmg costs are
high are low-income, families. It is sometlmes ‘assumed
that at the present time there are few ''low-income. familieé
left. Figures of average weekly earnings for adult males,
which have been in the region of‘£23 - 24-over theMperlod
1961-63, are quoted together with other evidence of'high
earnings in particilar occupations. It must be realized
that there is, in fact, a very 1arge number of families whose
incomié i§ not high enough for them to afford current miarket
prices for houding. Present low-income groups consist of”
families living on low earnings, and families dependent on
social service benefits.

1. Families Living on Low Earnings

Figures from tax returns do not allow an exact calcu-
lation.of the numbers of families with only one wage-earner.
However, the figures for tax-payers with dépendent spouses
give a mmlmum, estimate. * qu 1960-61 (the most recent,
figures ayailable) the numbers of Australian tax-payers in

.receipt of £999 or less income for that year were:- (1)

Tax-payers with.dependent spouse and

one other dependent ' 68, 235
Tax-payers with dependent spouse and
two othrer dependents 55, 465
Tax-payers with dependent spouse and
three or more other dependents 58, 220
181, 920

* This category omits widows and deserted wives, y{dowers or deserted husbands,
who may be supporting children though rot spouses,
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Victorian tax-payers represent approximately 30% of
the Australian total, and the Victorian distribution of incomes
is similar to that for Australia as a whole (2). The propor-
tion 30% of the above total figure is 54, 576 families, which
probably represents at least 200, 000 péople.

The approximate figure of 55, 000 therefore repre-
sents a minimum - in fact, an under-estimate - of the num-
ber of families in victoria who were living on legs than £20
per week. Of this number, some 17,466 had three or more
dependents other than spouse. These figures do not include
widows and deserted wives, widowers and deserted husbands,
supporting children but not spouses, They exclude also
families dependent on social service benefits.

Another source of information on low-income groups
is the survey of weekly earnings carried out in October 1961
(3). The figures available from this source refer to all
adult male employees, not only those with families, and omit
familie$ without an adult male in employment. These figures
show that in’thi& week in October 1961, 26.2% of all full-
time adult malé employeés in Victoria earned less than £ 20
and 41.1% less than £22. These figures must be kept in mind

when reading figures on average weekly earnings which have
been in the region of £23 - 24 over the period 1961-63 (4).

The proportions of these low-éarning groups were
slightly higher in manufacturing employment than in non-
manufacturing employment. Some indication of the types of
employment involved is given by minimum wage rates. As
at 30th-June 1963, the minimum wage rates in most manufac-
turing groups of employment, wholesale and retail trade,
transport and railway services, public.authority and com-
munity and business service groups, were all-less than £19
per week (5).

J—
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2. Families Dependent on Social Service Benefits

There are,in addition to the families living on low
earnings estimated abovesalso a considerable number of
families dependent for short or long periods on social ser-
vice benefits

Unemployment and Sickness Behefits

Figures avallable include, as well as adult males,
women,minors and single men, and unfortunately no details
are available showing whicHl recipients are receiving allow-

_.ances for dependents.

Average number of persons receiving unemployment
benefit at end of each week during

1962-63 in Victoria . .. .. 9,072
Average number of persons receiying

sickness benefit at end of each week

during 1962-63 ... .. 2,434

The total of these two groups is 11, 506 which must include
a large number of families (6).

Invalid Pensioners

Figures are available for the numbers of invalid
pensioners and age pensjoners receiving payments for
children; it seems reasonable to assume thatthe great °
majority of the total were invalid pensioners. The figures
for all Australia at 30th June were as follows: 5,076 pen-
sioners were receiving payments for children.) If the pro-
portion of 30% is applied to indicate the number likely to be
in Victoria, this suggests about 1, 500 invalid pensioners
with children.

e — E——
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Widows and Deserted Wives

The category of widows relevant here is Class A,
i.e. widows with one or:more children under sixteen years
in their care. The term "widow" includes, for purposes
of benefits, deserted wives of at least six months standing,
divorcees, women whose husbands have been in prison for
at least six months, and women whose husbands are in
mental hospitals.

Number of Class A. widows receiving pensions in
_Victoria at 30th June 1963 . . . . . 6,212

Of this group, 58% had more than one child (7).

This number dees not include those receiving special
benefits during the period of six months following the deser-
tion of the husband or his committal to prison.

There are also other categories such as families of
ex-=service pensioners dependent on service pensions or
war pensions.

The Scale of Benefits Paid

There were some pension rises-in October -
November, 1963, during the writing of this report; these
are indicated as "'new rates', though they did not apply
during the period of the study. Otherwise the figures given
are the rates current during 1963.

A man with a wife and three dependent children on
unemployment or sickness benefit received £9-7-6 from
the Commonwealth. For the same family unit, the invalid
pensioner received £ 8-17-6 (new rates £9-10-0) from the

‘Commonwealth. Service pensions and 100% war pensions

varied slightly but not greatly; war pensions for ''total
incapacitation'" were higher.
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A deserted wife with three dependent children re-
ceived at first £4-2-6 (new rates £6-7-6) Commonwealth
special benefit. Those who qualified for the civilian wid-
ow's pension (including wives who had'been deséerted for
more than six months) received £7-0-0 (new rates £10-0-0)
Commonwealth benefits if there were three dependent
children; rates for war-widows were higher.

) Families-dependent on these various benefits and
pensions can apply for ''family assistance' from the Vic~
torian:Social-Welfare Department. The makimum payment
after assessment of the family financial situation, including

‘housing: commifments, swas 35/- per child-with’the qualifi-

cation that the total family income must not be raised-above
the basic wage no matter how many children- or how high the.
rent. It usually takes several weeks from .application for - _
payment of family assistance. .

Thus theré are in Victoria sonieWhere in tle Tregion
of 55, 000 families living on earnings of {ess.than f,1000-per
year, ‘plus some thousands of families dependent 6n §ocial
service benefits. It is not being claimed "cha’c all these: -
families are inadequately housed or are paylng tdo much: of
their income for accommodatlon ‘No doubt somé of’ them
have made sétlsfactory arrangements and many maore’ hai&re
adjusted to situations which are not entlr‘ely s‘atlsfactérys
These figurés are cited to make ¢lear the very large num-+
bers of families who are not in a position to afford. éurréit
marke’c pricés for housing, and the need for- s*pema'l %tudy of
the housing problems affecting. these low-income groups




II. THE PRESENT HOUSING SITUATION

As’'It Affects Families on an Income of
£20 or less per week

The position of the family on an income of £20 a
week or less is generally one of acute difficulty-in relation
to both purchase and rental of housing. Without some
additional source of capital, a family on this*income.cannot
accumulate the capital necesgsary for a deposit,and even if
fortunate circumstances make this possible, the additional
expense’s- bf ownership are likely to cause financial strain.
Rental is-usually the only'possible course, but here their
choice is usually Between paying £ 8 or more per week, or
else accepting accommodation which falls below: present-
day standards of acceptable family housing.

Thé Difficulties of Purchase

Figures showing the rising rate of home ownership
in the population, rising numbers of new homes built, and
increasing sums of money lent for home bulldlng and pur-
chase, can too easily obscure the fact that for certain
groups in the g:ommunlty, home ownership is still im-
possible. TFor famllles where there are already chlldren,
no large-scale savmgs, and a regular family income of no
more -than £20 a week, there are tremendous obstacles to
the purchase of a house.

¥

The initial depoéit is the main obstacle, and the
families studied recognised this. Very frequently the first
mention of purchase in the interview brought a response
such as '"'We'd never have a hope of finding the deposit'".
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A recent study (1) looked at the growth of the
"deposit gap''; or the difference between-the deposit which
can be saved hy most purchasers and the loans available-

from finance instituitions. This gap has widened as the.in-

creases in available loans have failed to keep pace with;tThe
rises in the costs of land and houses. The rise.in land..
prices has been striking; the report gives'an estimate,of-a
rise.of over 300% in.less than ten years, for low-priced ~-
blocks, and estimates an average price of fringe-area,
lower-priced blocks as £1147 in 1961. To .obtain a loan.
from a-regputable;financial institution, the weould«be hq;me
builder must at least own his land, and often must acduniu-&
late additional cash as well. The report estiniates that the
purchaser of a moderately priced house must generally:saye
34% - 45% of the total.cost - somewhere between £1500 and

- £2000 - or else take a second mortgage. -It-estimates

also that the family man receiving average earmngs would’
now ‘take six to elght years {6 save the necessary deposit -
if he were able to save 20% of his earmngs, which most -
cannot do. A variety of hlgh interest flnan01al arrange-

ments are used t6 bridge this gdp, Vith _high weekly repay-
ments which often double the weekly commitments of the

purchasers. The Victorian Government has begun to pro-

‘vide finance at réeasonable inferest to fill this gap, but the

numbers who have ’benefitted; go far are tiny in relation to
the total need. *(2) The récent profmise of the Liberal
Government to give bonuse§ to yoimg couples who save de-
posits will still not brldge the gap, since the maximuin
subsidy suggested is £250.

The difficulty of obtaining loans from reputable
finance institutions is-at present even greater-in the case of
old hoguses. These are often sold.on vendors. terms, offered
at low deposits of a-few hundred. pounds which indyce pur-
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chasers to pay inflated prices. Weekly repayments are
usually high becduse vendors' terms seldom extend longer
than five or seven years, and repayments over this period
must be high enough sothat at the end of the period the sum
owing is no larger than what one Jf the major lending in-
stitutions is likely to lend on the property. During the
period of vendor's fihance, interest is ugually 7% or higher.
For these reasons it isdifficult to arrange a repayment
rate of*less than £7 or £ 8 per week on even a relatively
cheap older house if the deposit is low. For instance, a

£ 3000 house sold on a deposit of £500 must Be paid off at
£7-10-0 per week to cover interest, plus a reduction of
capital é’ufflclent that at the end of five years a loan of only
£1500 is still required. Another disadvantage often off-
setting the advantage of low deposits for older property is
the extra expenditure needed for repairs or modernization.

The lowest deposits are to be found in the sale policy
of the Housing Commission of Victoria, which sells houses
on a minimum deposit of £100, with the repayment of the
remainder over 45 years at 43%. However, the numbers
are still small in relation to demand and there is at present
a waiting list for the purchase of Housmg Commission
homes (3) Moreover, as the next section explains further,
even a £100 deposit is beyond the means of many families
within the income range cons1dered here, and questions
about low deposits suggested that when people saw no hope
of saving £100, they felt that even a £50 deposit scheme
would be of little benefit to them.

How Families Raise Deposits

Those families studied who were purchasing their
own homes were asked how they raised the initial capital.
A number had saved the cash deposit 6r paid for land before
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marriage, but these-had begun their purchase between
twelve and eight years ago when the savings necessary-
were lower in relation to earnings. One‘family, the M's,
had saved sufficient after marriage from the husband's
earnings.alone but only by a combination-of fertunate cii-
cumstances and frugality during a period. when the father
was able to earn well over £20 per week-from regular over-
time, while the family lived quite frugally in a small bunga-
low-at low rent. The other farmlles studlefi had all accy-
mulated savmgs from some othér source than the husband's
earnings. The most’ commori source was the wife's -erh -
ployment. ‘Sometimes tHi's was done before the couple had
ariy children. Mrs. B. explalned that she had worked for
five years before hav1ng any children. She had felt un=-
happy about this‘long delay, but was so anxious to provide
security for her children that she belleved she Wwas doing*
the right thing. She felf that the ‘only hope of a couple on
their income 'to Buy their own home was for the wife to work
for five years, thereby saving enough money to avoid a '
second mortgage. ‘Even then, she had to Buy furniture for
the house on hire purchdse, one item at a time, and esti-
mated that'it would be anothér five years before the house
was fully furnished.

Working Mothers

In & number of cases studiéd, thée deposit had to'be.
taised after’the arrival of 'one or more ch@ldren, and this
raised problems of care for‘the children while the mothers
worked. Séveral couples had’one child sdon after marriage,
then lived with in-laws for d number of years so thal the
grandmother or other relatives could mind the child while
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the mother worked. In other cases one or two children
were minded by neighbours paid for their assistahce.
Particularly in the case of those with pre-school age
children, there was evidentce of conflict in the minds of
some of these mothers; they felt that it was important to
establish a stable home, and yet worried about leaving the
care of their children to others.

Mrs. D., for instance, explained that it had taken
five years after her first child was born for her to earn
enough for a deposit, which would allow repayments man-
ageable on her huspand's earnings; she could have saved
more qulckly had she left her child in a creche, but she
believed that individual care would be better, and so paid
up to £5 per week or half of her earnings to a series of
baby-minders. Now she wonders whether the child would
have benefitted in the long run from being left at a creche
for a shorter period. The problems of home purchase are
obviously related to the problems of adequate care for the
children of working mothers. Another family had taken a
house with the wife's sister and her family, and each of the
wives took turns in minding all the children while the other
wife worked; the arrangement broke down when both wives
were at home with young babies and began to quarrel. A
frequently-mentioned point was that the amount saved from
the wife's earnings depended largely on the rent being paid
at the time, and so if accommodation could be shared during
this period, the wife's period of working could be shortened.
However, Wllllngness to make such arrangements seems to
be less common among older-established Australians than
among recent migrants.

The effects of an interruption of the wife's employ-
ment may be serious. The R. family migrated from
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Scotland with £150 savings, and.with two children at

school and the wife employed; raised their .capital-to £-6Q0.
They were able to arrange the.finance of a home. by nreans
of 4 £3000 co-operdtive housidg loan ahd a £400 seéond
mortgage, déaving a further £200. which they could net raise
‘except by a personal loan-which they intended:to pay: off’
premptly. Whern ancthér ehild was expected and the mother
vra's forced to cease work, a major adjustment had'fo be
made. The famiy incéme was reduced to -£.20 per week, .
while weekly répayments on’all three housingiloans fotalled
£9 petr week, ‘withotut rates dnd. msdrance“pa“yahle .on the.
house Thergfore the car Being purchased dh weekly terms
had to _be given up dégpite the remoté locality-of.their -house,
and all other expenses had to be pared. Vg;th &dpurable
budgetmg the family wags ;nanagmg, buti;hegr pQSltlon was
precarious. The, . effect of such hlgh hbursmg payments on
other; expendlture arse,_dlsqussed l@ter Another famlly

W1th thrg,ee children ta@k:on the purchase of aﬁho’ase Whlle the
Wlfe wag working, the"‘—the Wlfe suffered a shppea d1sc ‘m
the splne~ and was told she must glv’é" up Work She ceased
factory "Work but felt th’“‘f“her };usband's earnmgs of £15- 210-0
in a brlck factory musf be supplemented to Reep up the. house
payments of £6 a week; and so she togk, on chlld-mmdmg
for working nelghbours The amount of bendmg 1nvolved in
],ooklng Ster chaldren meant that she did n}é"t Wear her brace
as she should but, she felt t,hat they CQuI'd not m:anage w1thout
the extr:a few I?oun,,ds a week fon -

Love ® ey

Réle ofEiRelat’ives - - s g

Among those families Who had succeeded in -buying
théi¥ own homes, thé role 6f rélatives was fn‘arkedly im-
portant irt providing accommbdatlen, 4in chﬂd*ém;ndlng at
little: chd#ge and in* g1v1ng direét finanéial a1d - Apant‘from
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the earnings of working wives, the.most frequent source of

initial capital was assistance from relatives either by dena-

tion orby-loan. ‘An example is the S: family who, with

six children, were living with an- aunt until the wife's father

-gave them €100 deposit for a Housing Commission house.

When this became too small for their needs, they were able

to sell it and use:their equity in it as deposit on a large old

house which the father proceeded to renovate. Other sources

of ¢apital included compensation for - the-loss of two fingers

in an industrial accident (in this case the wife commented

that she ""didn't know what we would have done otherwise"), $
and'payment of a lump sum in return for vacating an old
inner suburban house bought-for redevelopment.

Both among the families who were purchasing
houses and those 'who were not, it was generally agreed that )
it is 1mp0381b1e to save-4 sufficient deposit from an income !
of £2D a week or less; with several”chlldren, it wds geher- '
ally considered almost impossibleé to save anything. Where v
the wifée was not willing to leave her children and go out tbd
work, or where several small children would have ‘made the
cost of baby- mmdmg too high, and where there was no hope
of financial'assistance from relatives, families felt hopeless.
The larger the famlly‘1 the more pessumsm there was about
purchasing a home. It is consistent with this rehction that
with one exception (the S. family mentioned earliér who were
flnan01a11y assisted by a relative) all 'those families studied
who were purchasing homes had no more than four children,
and some of these had begun to purchase when their families
were smaller than at the time of interview.

. e

The actual repayment rates for purchase are often
lower than the rent of the same property would be, and com-
parigen of families buying and renting among.thgse inter-
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viewed showed that those purchasing were pa_,ymg on .average
less per week than those responsible for the rent of houses,
while on the whole gefting better yalue for their money. On
the other hand, purchase means also perloalc expenses of
conmder,able size, such as rates and insurance, together
with.varying and often unpredictable expenses for mainten-
ance and répairs. These extra expensés are’a’héavy buir -
den to a low income. family, and may ‘mean f1nanc1a1 crlses.

To accumulate any .savings ahd fulfil: these commit-
nmients of house repayments, plus extra expenses such as.
rates, insurance and repairs, within the limits.of £20 a
week, demands intelligent and disciplined budgeting. This
depends on a certain level of intelligence, personal stability
and responsibility-in both partners, and on a strong relas
tionship between them. Mrs. R., mentioned earlier,
stated that’they would not be able. to: manage to pay-£9 out
of £ 20 on their house if ghe and her husband .did not get on
well-together. As well as co-operating in the eareful] spend-
ing of money, they were able to withstand-the monotony of
"sitting looking at each,other -every night'" because they
couldn't-afford to.go out: Ancgther wife, Mrs:.P., siressed
the ""pulling together'' of hushand and wife as essential.in any
attempt to buy a home on their income of £19 a week. She
stressed also the need for irén d1501p11ne in résisting all
impulse buying when the weekly budgét allowed nothmg at
all to spare. This family had séme medical expense for a
handicapped child, but ‘tHe wifé rmade all the clothes for the
three chlldren, 1nc1ud1ng schodl uniform's, whilé the husband
grew vegetables and made thé furniture for the*house; yet all
items of the household equipmeént dnd any extra expenses de-
pended.on child endowment payments. ;[‘his family was pay-
ing only £4-10-0 per wéek house repayments, but félt that
they could not liave marnaged more.

*
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Rigks of Purchase

Families paymg rent must also budget to cover
thei? accommodation expenses, but their expenditure on
this item is not quite as inflexible. If unemployment or
illness occurs, or debts accumulate, there is always the
possibility of seeking cheaper accommodation (even though
this is very hard to find) or perhaps moving in with rela-
tives (a pattern discussed later), until the ¢risis is over.
The cost of such a crisis for the family purchasing a house
may be the loss of their home, without necessarily recover-
ing their whole equity in it - a painful-experience both
financially and emotionally. Such experiences were re-
counted by three of the families interviewed. In all cases
they saidrthat they would not want to risk such a loss again
and so would prefer to rent. One of these-families had lost
their house through unemployment, and with little knowledge
of their legal.rights and no money for -legal-expenses, had
recovered nothing from the resale of the house, One of
the handicaps of many of the families interviewed was lack
of adequate knowledge of the financial and legdl implica-
tions of home purchase. In a number of cases such ignor-
ance had led to serious losses.

Another family with seven children had been paying
£ 3 per week to the vendor of the house and £6 per week to
a finance company, an arrangement which became impos-
sible when the husband lost his job. Another family had
been allowed to suspend payments on their house while the
husband was ill, but had no money for essential repairs
and so neither the hot water service nor the toilet was
functioning at the time of interview, and the family atmos-
phere was one of depression and anxiety. In another case,
a family with five children and twins expected was attemp-
ting with very limited success to catch up on debts accumu-
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lated during a period-of mental illness.on the part of ;the;

. husband.. They were paying a higher weekly amount on the

house to cover arrears, but had heavy débts for property,
water and sewerage rates which they "couldn't touch'' and
had no apparent hope of paying up. -

A family-where the wage-earner ‘does not have-secure
prospects of stable employment - if, for instance, he is-un-
skilled and must-move from one job t6 .anether, or if a
physieal handicap such-as asthma makes dinterruptions ~to
employment likely - may Be fearful of the.iresponsibilities
of becoming house -purchasers: Even if.the:deposit wene
available {o them, rental may be-a more a.céeptable amd: &
safer form of housing in view of realistic expectations .of
their future prospects. This point receives:further illuss
tration later from discussion-of the unstable housing his=
tories of some of the families studied.

A further implication of purchase to be remembered
is that it often means a move to a fringe suburb some dis-
tance away from familiar environment, friends and relatives.
This is not necegssarily so,because some older houses come
up for sale, but the mest favourable terms of finance (co-
operative building societies and banks) apply to new housing,
and this is available only in the outer .suburbs, perhaps
fifteen or more miles from the centre-of the.city. To find
land at less than £1000 evenr on the outer-fringes of the:city
is difficult. The P. family mentioned earlier paid £ 825
two years-ago for their block at Eltham, too far to walk: to
the station over very rough unmade roads, so that Mr. P's

fares to work in an.inner suburb consist of.£ I by train and

the costs of running theé car as well.. In such.a situation,
additional fares .must be .balanced against: éheaber.blocks of
land. There is undoubtedly resistance on thie part 6f some

£
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inner-suburban residents to _such a move. A woman who
had moved from Fitzroy to Glenroy said it felt like ''the end
of the world" at first.

Motives for Home Purchasé

Keeping in mind the stiong motivation necessary for
families at this income 1level to acquire théir-own homes,
an attempt was made to understand the forces behind the
determination of those who were purchasing. Two patterns
seemed to emerge. For some people, home ownérship
was accepted within their wider family - by parents,
brothersor sisters - as being the proper course of action
and so was more or less taken for granted as their aim,
even though its "a'chievement might be difficult.

For others, hardship or instability during their own
childhood had led to particular concern for providing a se-
cure and stable home for their children. Mrs. P., men-
tioned earlier, had been one of six children of a blind
father and described their early life as "'a struggle''. All
six children are now buying their own homes. She suggested
herself that they were all seeking security in ''their own
little plot of land". - A number of other families appeared to
follow the same pattern, with explicit reference by oné or
other parent to a childhood of poor conditions or frequent
shifts of accommodation. ‘The motive of ambition for self-
improvement was-also evident in some of these purchasers,
who saw house-ownership not only as a means of security,
but also part of ''getting.on" or "improving yourself''. This
is consistent with the indications that house purchase and
skilled employment go together. However, the causative
factors are complex because generally the skilled worker is
receiving higher pay than the unskilled one. Security was .
however the goal most often mentioned in a variety of forms
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- you "'can't be kicked out', or "know that you are safe with
a roof over your head'. Independence was also stressed.
A number of peoplé mentloned their frustration and hum‘lh-
ation at having to ''beg" other. people for accommodatlon,
particularly if they were handlcapped by unwelcome child-
ren, and commeénted on the satlsfactlon of belng independ-
ent of other people S power- over them.

It is also true thaf some people buy houses without
any great desire to be home -owners because they find that
they cannot rent suitable- accommodatlon, ‘due to the general
shortage and particular handlcaps such, as low income and
young children. These d1ff1<:u1t1es, whicH are discussed in
detail in the next section, rmay lead péople to ‘take on”pur-
chase commitments which they find unmanageable or to buy
properties which are not sound investments. A family of
migrants, the S. family, fmal}y -bought: a-house after three
years of moving from one lot of rooms to another, at prices
ranglng from £4-0-0 to, £4 10-0, in conflict with landladies
or other fenants ovér the behaviour of their two small boys.
The house which they bought on a_deposit of* £130 and pay-
ments of £7 per week; was V,ery‘expensive at a price of
£ 3350, since it was structurallij unsound, damp and gener-
ally decrepit.  They had little hope of faising-the necess-
ary mortgage at the end of the period-of vendor's terms,
and meanwhile they had.acute difficulty in paying £7.a week
out of the-husband's earnings of £14 clear as a cleaner.

Summary

- For most familiés with children and an income of not
more than £ 20 clear per week, the,purchase of a home ‘is
impossible unless some additional source of capital becomes
available * through the wife's earnings, assistance from
relatives, or some other resource than the husband's edrn-
ings. If there is no otHer sourte of éapital, even the lowest
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deposit of £100 required by the Housing Commission is very
hard to raise, and the sum of £1000 or more required by
most sources of home finance is quite beyond the realms of
possibility. If a small deposit is raised, then usually
(except under the terms of the Housing Commission) this
means either vendor's terms with high repayment rates or
a second mortgage with total weekly repayments too high for
an income of £20 or less. Apart from purchase repay-
ments, quite large sums must be found for rates, insurance,
repairs and perhaps road construction or sewerage. All
these addltlonal expenses are-likély to strain, if not wreck,
the tlght budget necessary for a family in this incoime range.
Unemployment, illness or some other such crisis may be
disastrous’ when there are no reserves, and 'may mean the
loss of thé home, causing disappointment, disillusion and
feelings of .failure. While home ownership undoubtedly
holds attractions for the great majority of Australian fami-
lies, it is impossible for some and Yéry risky for others in
the low-income groups.

A3

Lack of Suitable Rental Accommodation

Shortage of Private Rental ‘Accommodation

The total number of dwellings to- rent in Victoria is
declining, declining in absolute numbers and therefore de-
clining to a marked degree in view of population increase.
The number of privately rented dwellings (houses, rooms
and flats) in Victoria was 187, 988 in 1954, and only 170, 990
in 1961; a decline from 28. 9% to 21.9% of occupied private
dwellings.

There has dlso been a change in the type of rental

accommeodation. These totals include an increase in the
number of privately rented flats (many of which are probably
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unsuitable for families) from 22, 144 to -36,120.(4); so the
decline in'the number, of privately rented dwellings excluding
flats is-most markea in relation to an increased population.
During the same period the population of Victoria increased
from 2, 452,341 to 2;930;113 (5) - an increase of about 16%
while the*number .of rented dwellings decreased by 9%.

Home-ownership is-undoubtedly popular in Australia,
and government polity at both Federal and-Stdté lével faveurs
the promotion of housing provision in this form. Howevér,
a pool of rental housing remains esséntial for a number of
reasons. There-areé tany families not able to accumulate
even low-deposits ahd ewvenif deposits were reduged to some
negligible amount, thexe would still be a need for a-pool of
rental housing. For farhilies at all.income levels whose
employment is likely to require.movement, reéntal housing is
morvre suitable thah purchase, and this-affects.a considerable
number of unskilled workers. As has been pointed.out,~ for
families~whose .source of income, is for any reason unstable,
purchase may-well represent a yery risky-undertaking. Even
for a family with, a stable income, .if weekly repayments on
the house represent the maximum propoxtion of the income
which can be spent on.-Housing without hardghip, then periodic
expenses such.as rates, ‘insurance and repairs are g heavy
burden-and- may mean financial.crises. For families en an
incomre: which leaves no margin, for extra or unexpected ex-
penses, rented:housing may well be the most appropriate
form of-accommodation.  Even for those farnilies-who have
some hqpe ‘of:saving a deposrc for purchasing-a-housg, the
availability of reasonably priced rental accommodation -is
very important, since scarcity and high. rents will hinder
their efforts to.save: TFor migrants or families moving
from ohe part of Australia to another, rental-heusing. is ‘
essential as*at least.a short-térm .provision, Australia
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already has‘a very high proportion éf home purchaserscom-
pared with:many other .coutitries. The 1961: celnsus showed
& proportion of 72. 4% ‘of ‘Vidtorian homes either owned or
‘béing’ purchased by instalments (6). -A recent figure from
‘Britain is 44% in’ 1962, and tHis represents a sharp rise in
recent years (7). With only 21.9% of Victorian dwellings
privately rented (a marked decline from 28.9% in 1954) it
should be considered carefully hew much more the propor-
tion of home ownership may be raised, without promoting
this undertaking among sections of the population for whom
it.is, not the most suitable form .of housing. .

W

There is no-doubt that dt present there is a scarcity
of reasonably priced-rental accemmodation suitable for fam-
ilie$in the metropolitan area. The proportion of rented
dwellings still under the control of the Fair Rents Board is
not knewn exactly but it'may be around 20% and‘the propor-
tion continues to decline. Estate agents who were »inter-.
viewed for this study agreed that from their experience, the
great majority of controlled premises are sold when the
opportunity arises through vacation. The main reason
suggested was - apart from the greater attractiveness of
other forms of investment - that many of tlrese.properties
have deteriorated in condition: so that a heavy repair- bill
would be faced before they could be-re-let at a higher rent.
Although it is possible for any tenant in Victoria who. con-
siders his rent ‘excessive tor appealto the Rental Investiga-
tion’ Bureau, in fact only a tiny proportion of tenants do so.
Although there were in- 1961, 170, 990 privately tenanted
dwellings in Victoria, the.great majority of which“were de-
controlled, in 1962~63 only 549 applications were - made to
the Rental Investigation Bureau. Of these, 320 resulted in
a reduction of rents by agreement between the landlord and
tenant and 68 resulted in the premises being taken.under the

ey v

et e wveeTE T



THE PRESENT- HOUSING SITUATION = 29.

R

Fair Rehts Board.* It seems that the work.of the Bur,eauh
is too little known and that even when tenants-are-awdre ofq.
its-functions and powers they are often too afraid-of angering
landlords to take.any action, although the Bureau.can.offe?
some protection against arbitrary eviction. The-poor bar-
gaining position of many tenants is discussed later in thig.
Section. Whatever the causes for the small number of
applications, the powers of the Bureau are cerfainly not -
used as widely as. they might be, and the number of premlses
controlled by the Fair Rents Board is declmmg, so these _
bodies constitute only a minqQr regulation of an uncontrplled
market in rental housing.

¥ - -
% - i

Current Rénts -

As one of the means of building up a pictire’ of the
current market situation in housmg, discussioris were held
with twelve éstate agents in various areas of Melbourre
where rental accommodatlon is available relatlvély fre-
quently.# Prices d1d not appear to vary greatly from one
area to another for’ the same type of accommbodation, excépt
at the hlgher rent levels Where, for instance, the’ rent*of
similar houses might vary from £9:9-0 to £11~ 11-0'accor-
ding to the desirability of the area. Among the families
studied there were some paylng rents for old property in an
inner area just as high as those in pleasant outer suburbs.
With some qualifications it seems that the Tocation of

* The usual procedure if the Rental Investigation Bureau assesses the rent as 00 ‘high
is for the owner to be given dn*oppoftunity to come to a suitable agreement with
the tenant; if he declines to do so, the-ptoperty miay be tdken uridet the Tontrok
of ‘the Fair Rents Board,

# Their offices were located in the central city area, Carlton, Fitzroy, Collingwood,

St, Kilda, Prahran, Fairfield, Hawthorn, Richmond, Ascot Vale, Footscray and
Williamstown, »

T a &
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accommodation is only a: secondary determinant of- its price,
and therefore it+is possible to refer to average prices-for
given accommodation. However, the type of accommoda-
tion available varies from area to area and there are con-
<entrations of low-standard, low-priced accommodation.

"Rooms'", some furnished and some unfurnished,
some with gas and/or electricity included in the rent, are
most commonly found in the inner areas. While less
common in the suburbs further out, it seems that the same
kind of accommodation brings slightly lower prices and
may be of slightly higher standard. In suburbs a little
further out (the ''mid'" suburbs) there seemis more chance of
finding ''flats' offering greater space and fewer shared faci-
lities, even though seldom self-contained, for little niore
rent than poorer shared accommodation nearer the centre
of the city. It is harder to collect information on rogms
and shared accommodation because most estate agents do
not handle such accommodation to ahy extent (obviously it
means dealing with less desirable and perhaps less reliable
tenants), so very often it is found through city and local
newspapers, notices in shop windows and personal contacts.

Average Rents and Actual Rents

One of the first points which becomes clear is that
there is a marked discrepancy between average rent figures
and rents at which adequate accommodation is available on
the market. The figures of average rents paid for various
classes of accommodation as shown by the 1961 census
differ greatly from the market situation described by estate
agents and the experience of the families studied. For
instance, the Victorian average weekly rent figures were
for private houses £3-11-6, for flats £6-6-10, for 'other!'
(including rooms) £3-16-6, and for all private dwellings

Ay
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£4-2-0 (8). Among the families studied, average .rents
were for private houses £5-6-5, for flats £6-7-6, for
rooms £4-17-5.

Even among the-families studied, the averages of
rents paid do not indicate the.prieces at which the particular
types of accommodation may be acquired through the usual
channels of detting. Some of.the categories of accommo-
dation bringing down.average figures are premises still
under control, tenancies of some years standing for which
rents have not been raised to- maximum market price, and
old sub-standard property let at low rentals. Metropoljtan
rents are higher in general than non-metropolitan-rents; so
this is another factor to be kept in mind when reading-State
averages. Even among our group of Melbourne families
the averages of rents paid were depregsed by a small num-
ber of tenancies at exeeptionally low rent-which do not rep-

‘resent what is available or generally acceptable. For

instance, one tenancy of. 35/- per wegk repreesented a con-
demned. house in Fitgroy where the same family had lived
for eleven years: a narrow terrace house, damp, decrepit
and. lacking in such basic amenities as a kitchen sink and a
bath. Another house in’ Richmond at 25/~ had been rented
by the grandmothern.of the family for-twenty-five years but
was under a.demolition order. The lowest rent‘;eneowunfered
was another controlled rent of 10/- per week for.an old
weatherboard single-fronted house in North Melbourne, con-
taining only three rooms, with no bathroom, an extremely
tiny backyard and no electricity connected to the house.
Other low-rented sub-standard divellings are dest¢ribed
later. Such’low rents bring downthe average of rents-paid,
but they represent dwellings which ar'e not orly gn‘sqitable
for family life but which are generally.not available to fami-
lies who are currently hunting for=cheap accommodation.

%
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When they are vacated they are usually 'sold or renovated
and let at higher rehts.

The numbers of such dwellings are of course de-
clining with demolition and reclamation. In the year 1961-
62 alone, 1, 856 houses were demolished in the metreoepolitan
area and the records of the Victorian Statistics Office show
that many of these were in the inner areas.* Though nec-
essary and desirable, this development also.reduces the
numbers of dwellings for rental at the minimum prices
which are all that some people can afford to pay. Other
houses in the inner areas are being converted to office or
industrial use and this too reduces the supply of low-rental
dwellirigs.

Both the discussions with estate agents and the inter-
views with families showed that for a family with, say, two
or three young children to find adequate’ accommodation
quickly - without waiting until a rare bargain comes along -
the family hds to be able to pay at least £8 a week. For
this price, they will probably be able to find a house or self-
contained flat of a moderately good standard, in a reasonable

* DEMOLI’fIONS - MELBOURNE METROPOLITAN AREA
Period Number of Dwellings Demolished
12 months ended 30. 6, 58 430
12 " " 30.6.59 . 808
12 " " 30.6.60 1150
12 " " 30.6,61 1295
12 " " 30,6.62 1856

Source: Commonwealth Bureau of Census and Statistics, Victoriap Office

Note: 1961-62 was not typical because of bush fires in several outer suburbs
whith were responsible for something over 200 of the "demolitions".
Of the remainder, the largest local totals were in the municipal areas
of Melbourne, Collingwood, South Melbourne and St. Kilda,
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but not ''desirable'" locality, with perhaps only two bed-

‘rooms or, if they are lucky, three. However; if the fam-
ily is large - say, four-or more children, or if they re-
strict their choice to a particular locality or the more
desirable localities, then they are likely to have to pay £9
or more for a family dwelling. Self-contained flats are in
general no cheaper than houses of the same size and facili-
ties, and those recently built are in fact dearer than the
lower prlced range of houses. Moreover, frequently
ovmers and agents are not willing to let flats to families
with young children, and of course some flats are unsuitable
for children.

Obviously many families are paying lower rents than
these, .and the great.majority of families interviewed for
this study were certainly doing so. However, with few ex-
ceptions, lower priced accommodation.had deficiencies of.
one kind or another reducing. it below today's generally
accepted standards of housing for families with young,. chil-
dren.” To illustrate this point, some detail will-be given.of
the dwellings visited in the course of this study which were
let at less than £8 a week.

It cannot be assumed that all accommodation at
more than £ 8 is of adequate standard. In the inner areas;,
larger houses in poor condition can be let at high rents be-
cause of their alternative value as apartment houses and
the possibility of sub-letting. One two-storey terrace
house in Fitzroy was let at £10 per week althougfl it wasg in
very poor repair, with a leaking roof,and kltchen, bathroom,
toilet and washing facilities of the most primitive standard.
It had six bedrooms, two of which were sub-let to pens1on-
ers, and thé other four of which were occupled By two fami-
lies (one sub-tenants), totalling four adults ‘and nine children.
Another old two- storey terrace house in North Carlton had
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holes in the walls and water stains on the ceilings, but with
four bedreoms wag' let at'£11-11-0 per week; and the tenant
alléged that the landlord hdd askéed them to leave because he
could make more by letting the house out in rooms. In the
"middle'" and "outer" suburbs, houses let at rents of £8-8-0
to £10-10-0 were generally three bedroom houses in reason-
able condition. Two of the houses at £ 9-9~0 were furnished,
the rest at this higher rent range were unfurnished.

Rental Housing Available at Less than £8 per week

I the rental range from £6 to £8 per week, the
houses were mostly old weatherboard dwellings in the inner
suburbs, in varying stages of ageing, usually two-bedroom
with minimum facilities and conveniences and.tiny backyards.
The general impression of these houses is drab and cramped.
Sometimes tenants manage to make these houses reasonably
cheerful and comfortable, by a great deal of effort and extra
expense, as did a migrant family visited. With a family of
five children and an income.of £19, they were thankful to
find a house of any kind for £ 6 a week, even though it was a
tiny old terrace house in a narrow lane, surrounded by fac-
tories with no space for the children to play. By painting
and repairing, mainly at their own expense, the parents had
made the inside of the house quite cheerful, though-the house
was still rated moderately unsatisfactory due to its poor con-
dition and overcrowding (14). When tenants have neither
the determipation nor the necessary cash to make these old
dwellings pleasant, the effect is much more depressing.
Sometimes the habitable area is reduced by dampness.
Kitchen, bathroom and laundry may be combined in one, and
there is often no hot water service so all water must be
heated in the copper or on the stove. The interior ig often
dark and the backyard not large enough to dry clothes ade-
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quately, let alone large enough.for children to play. Several
houses with most of these deficiencies let at £6 or £7 per
week were rated grossly unsatisfactory.

Only a very'small minority of the dwellings in the
£6 - £8 rent range were found-té be satisfactory for the
families renting them. Ohe was a quite pleasant dwelling
‘behind a shop, with four large rooms recently painted and
a backyard somewhat larger than many inner“area ones, let
at £7-10-0. The parents with four children renting this.
felt that they had a bargain. Another bargain was ‘& two-
bedroom self-contained flat for which a family paid only £6
per week because the :paf'entws looked after the block of:flats,
"the others of which were let at £8 a week. In this case two
children had to sleep in the living-room. This.and a few

- other dwellings in the same ptice range were in reasonable

condition but did not répresent satisfactory actommodation
for the families occupying them because they were over-
crowded.

There were also some families paying rents of £6 a
weék or more for only rooms and shared-facilities. A
family“witiq five children were:paying £7 per week fér three
rooms in a largé rambling apartment housé in Williamstown.
The rooms were dreary and dark; supposedly furhished but
very sparsely so. Cooking had to be done in a kitchen some
distdnce away and the food carried back to the tenants' own
rooms for eating. There were separate bathréorhs and
toiléts for men and women, two such blocks serving the whole
apartment houseé. This was rated as grossly unsatisfac-
tory accommodation. The father explained that this atcom-
modation had been selected hurriedly after a move from
another State, and he hoped that with further hunting he
would find something better; but with his wage of £17 per
week as a'factory process worker and five children, he felt
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that he could certainly not pay more than £7 per week in
rent. Seéveral other families vwisited were paying £6 a
week for two rooms (net always tonnecting, but sometimes
separated by a passage) with either separate cooking facili~-
ties of a makeshift kind or shared cooking facilities, and
shared bathing and washing facilities. One family was pay- ~
ing the same sum for one large room, a tiny kitchenette and
use of other facilities.

Premises let at less than £ 6 per week

Below £ 6 per week, generally all that can be ob-
tained is "rooms' of varying standards; the median* rent
paid by twenty-three families studied who were renting
rooms was £5 weekly. The houses visited which were let
at less than £6 were all in seriously sub-standard condition.
Several of these have already been mentioned. The worst
house of all visited (in West Melbourne) was .let at £5-10-0
per week degpite leaking ceilings in all rooms, gaping holes
in the plaster of walls, roften floor boards with gaps in the
floors, and a sickening smell of damp and rot. Parents,
three children and grandfather were living in this house,
Another terrace house let at £5-0-0 was in sounder condj-
tion but was a most dreary and comfortless place. The
kitchen-laundry was simply enclosed off the backyard with-
out any door, with a floor of concrete, and an extremely
low temperature on the winter's day of the visit. Upstairs
the bathroom contained an old tin bath and double-decker
bunks in which two of the four children of the family sleep
because there are only two bedrooms.. Both these were
rated as grossly unsatisfactory accommodation.

The best self-contained dwelling at under £6 was an
old weatherboard dwelling beside antl behind a shop in
Fawkner, let at £5. It was somewhat dark and shabby but

* The median is the middle figure in a series of figures arranged in order of
magnitude,
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contained-four reoms in reasenable condition and all basic,
facilities - except a: copper. Anether dwelling behind a shop,
and two self-contained sub-divisions of hoyses (in- Coburg-
and Dandenong) also fell into the £5 - £6 rent range and
were, compared with the other accommodation visited, good
value for the price. The hugband of one of these familieg
felt that this accommodation, represented a very lucky find,
since visits to nine different estate agents in Dardepong’

had resulted in only this one possibility at less than £10-10-0

per week. On the other hand, there were also several fami-

lies paymg £5 for only ong room and kitchenetts w1th the use
of other shared facilities. A large spacious room is little
enough for such a price, but one of the rdoms ‘visited was
only about 11' square (in this space-lived a family of four)
and ariother room was on the thirdfloor of a shop dwelling,
fifty-two stairs up frorh the kitchen:shared with other tenants.
There Were someé fanmiilies renting 6né room -with- facilities
for Around £4 but the only thrée whose rent for dne -rotm

‘was lower thdn this had-beeh given some kind of concessiond;

in two cases because the house was owaed by a relative.

Two bungalows fell into the under £6 price rangé -
One was a quite attractive two‘-roomed bungalbw let*for ¥
£4-15~0 to relatives of the ocCupants of the maifi house,
whose bathing and washing facilities the family in the bunga-
low shared. The other wag let at £3-10-0 but was rated as
grossly unsatisfactory. It was extremely cramped and dis-
mal, consisting of one room about 10t x 10’ w1th a kitchenette

.about 5' wide running along one side. There weré no built-

in cupboards except one small orfe in the kitchen, and clothes
were hung.on pegs round the wall because all the space in the
room was taken up with a double bed, a single béd and a
chest of drawers. “The. wife voiced her depression and
misery at living there, but quite realistically said that she
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could not hope to find anywhere else as cheap, and therefore
‘While her husband continued.to work intermittently, she
would have to stay there.

A cons1derable number of the tenants visited almost
certamly had grounds for ‘applications to the Rental tnvesti-
gation Bureau. However, 'many of them knew little or
nothing about the Buréau's work, and even those who did
know that they could apply, were generally too afraid of
angering landlords to take any steps. Particularly those
with several children felt that-it would be so diffictilt for
thém to find other accommiodation that they preferred to put
up with the present situation.

It appears that there are occasional "bargains' by
present price levels,. but the crucial point is their infre-
quency. The estate agents interviewed were agked how
often houses at £7 or less per week became available for
rental through their agencies. All of them commented upon
the great number of requests which they received for accom-
modation at this price, compared with the small number
available. One agent said that he avoided advertising
houses at these lower rents because of the enormous amrount
of time which his staff 'would waste answering all the en-.
quiries. Another agent reported that over thirty people
actually reported at a house advertised for £6-10-0 per
week. It was generally agreed that weeks or.even months
might elapse between house tenancies at £6 - £7 per week,
and tenancies at a lower rent than this would come along at
most a very few times a year. Hoéuses at £7 a week or less
are very infrequently available compared with the urgency
with which many families 'must look for accommodation and
the very limited opportunities which they have for searching
for it. The difficulties of house-hunting for the families
studied are described in more detail below. The task of
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searthing is all the hatder because generally estate agents
do not keep waiting lists. Exceptions mentloned were con-
fined to spec1a11y recommendeéd tenants'' backed by an ém-
ployer or another known agent, who were likely to be par-
ticularly desirable-from the agents' point of view.  Few of
the families living on £20 a week or less are likely to rate
such preference.

Obstacles in the Search for Housing

Many of the families in this Jow income range
attempting-to. find accommodation through agents.are sevexe-
ly*handicapped. Because of their responsibility to owners
agents must demand-proofs of the reliability of prospective
tenants. References were mentipned by all the agents inter-
viewed as a basic requirement. It is recognised:that refer-
ences may be worth little (because of friendship, pity-or even
the desire to get rid of an unsatisfactory tenant on the part
of the referee) but applicants who cannot:produce the required
references are immediately somewhat suspect, and even
morée€ so-if they,cannot show- a rent book .or some:-such evi-
dence of rent-payment.from their previous accommodation.
Other references commonly requested are those from em-
ployers, banks, and firms handling any hire purchase agree-
ments. Through the Reéal Estate and Stock Institute of
Victoria, member agents can check whether a particular
applicant is known to be an unsatisfactory tenant.

Lack of .Cash Resources

Another requlrement which presents a serious pro-
bléem to famllles in the income range considered here is
payment of rent in advance. Twpo weeks' rent in advance is
a common requirement, three weeks' qr a-month's rent is
often demanded for better quality houses, dnd a week's rent
is considered to be a demand sufficiently lenient as to con-
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stitute a stroke of luck for the prospective tenant. When it
is considered.that two weeks' rent for even a £7 per week
dwelling constitutes £ 14, the best part of a week's earnings
for families whose weekly requirements leave no margin for
saving, it is evident that the need for such cash in hand is a
great obstacle to securing good accommodation. It is
particularly so for families who are already paying rents
which take a high proportion of their income. Several fami-
lies interviewed mentioned the difficulties of changing
accommodation even if they were trying to change to a cheaper
or better standard dwelling. Unless they can'borrow some
money from relatives and friends, they. may be “trapped in
their present accommodation until they happen to find a land-
lord who will take the mrinimum payment in advdnce, or take
poor quality apartment house rooms where advance rent is
sometimes waived. One family-which had recently moved
from Perth, with no relat#es or friends in Melbourne, des-
cribed such an experience; it was only when'the' husband's
eniployer let them rent a house belonging to him -on the se-
curity of the husband's future wages that they were able to
move from the exorbitantly rented house which ‘they had
taken hastily when they arrived in Melbourne.

There are other cash expenses involved in moving.
Deposits fér gas'and electricity accounts can easily total £10
or more,* and probably there is also the cost of hiring a

* Gas deposit is a minimum of £5 and more if the family’s monthly bill is likely to

exceed this amount,  Electricity deposits are more variable; & dépdsit is added
to an advance service charge of 4/6 per room for all flats and dwellings likely to
have a ftequent change of occupants, and otﬁer factors such as the number of elec-
trical appliances being used are also cons1dered the total deposit may easily ‘be
between £5 and £10, and though some consumers are fortunate enough to be let off

lightly, the poorer family in less respectable’ accommoddtion seems-likely to be
charged mere heavily,
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taxi truck to move belongings. For furnished accommoda-
tioh-or for higher standard‘accommodation; a 'security
deposit' is sometimes demdnded by the agent (in'addition fo i
rent-in advance), against gfamage to the property or any-
breach of ténancy regulations, to be forfeited if'the condi-
tions of the fenancy are broken'in any way, and hét always
offset against any arrears of rent.

¥

Unwelcome Children

* The most:often mentioned obstacle to finding accom-
.modation is the reluctance of owners, agents and landlords
to accept young children. This was mentioned by both *
agents and the familjes interviewed as a constant problem.
It.is understandable that those responsible for the condition
of property wigh to avoid damage, and young children are a
risk from this point of view. A number of agents commented
that their impressions of the ''standards' of prospective ten-
ant, families may influence them to accept children, but fam-
ilies living at a low income level often present an unimpres-
sive appearance and so are less able to plead their case than
more prosperous families. .Among the families interviewed,
the  opposition of landlords to, children was a_ subject of fre-
quent and often bitter complaint: ''They encourage us to
populate the country, then you can't get a house if you. do''
Many of the families interviewed told how they had been re-
fused accommodation because of having too many children.
A number mentioned two.as the number of children whieh was
generally acceptable, and it was also commented frequently
that pre-school age children were the most unwelcome. A
family with four children said that when they were hunting
for a house, ''four children put people off''. A deserted
wife reported;that agents "won't hear of five children', and
for parents-with even larger families, the situation becomes




42, THE, PRESENT HOUSING SITUATION

increasingly difficult. One mother of eight children felt

that a house at £9 9-0 where she would be allowed to have
the children Would be reasonably priced, since she had paid
£10-10-0 for two different houses in the past while her hus-
band's earnings varied between £20 and £25. One family
had offered the owner £9-0-0 per. week instead of the adver-
tised £ 8-8-0 per week so that he would not object.to. their
three young children. One mother had offered to clean the
stairs and passages of an apartment house without any reduc-
tion in rent so that her two. children would -be accepted.

Several parents admitted that they had lied to agents
about the number of their children. One couple had been
told by an agent that the maximum number of childreh accép-
table was two, 50 the parents underestimdted the‘number of
their children by three. The mother went to the agent's
office alone each week to pay the rent, and feared that they
would lose the house if thie agent found out the truth. An-
other couple with seven children said that after manhy refus-
“als because of the number of children, ''you give up being
honest'', so they had told the agent of their present ‘house
that they had only four children, none of whom were under
school age. They thought that after seeing various of the
children, the agent probably now suspected the truth, but he
had not made any complaint yet. Another family with five
children found a house (at £10-10-0) only after searching for
three months. Their present agent, whom the mother tele-
‘phoned at 5. 30 in the morning to answer an advertisement
for a house at £10-0-0 per week, was the first she had found
willing to accept their five children aged nine years tb six
months.

It was pointed out a number of times that famtlies

with a large number of children had little choice of accom-
modation, being forced to take whatever was dvailable
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where the children were allowed. There were some sug-
gestlons that landlords expected to be paid a somewhat
higher rent if they were prepared to accept children. This
point is hard to prove because it is most likely true of the
poorer accommodation found through other channels than

agents. :
One must also keep in mind the practical difficulties

of house-hunting fof parents with a number of young children.
Trailing around agents and accommodation with young chil-"
dren is expensive as well as wearing. A number of mothers
said that they just could not go hunting for alternative acc-
ommodation while ¢aring for babies and toddlers, and those
living on the lowest in¢omes (such as deserted wives) said
they could not spare any money for fares.

The experience of the families studied was summar-
ised in numerical form for a number of the points relevant
here, and the overall figures support individual impressions.
There was a general tendency for larger families and higher
rent payments to go together. At the same time there was
also evidence of a correspondence between-large families and
unsatisfactory accommodation. The average number of
children in famlhes living in accommodation rafed as grossly
unsatisfactory' for their needs was hlgher than the average
number of chlldren of those living in ""moderately unsatisfac-
tory'' and "satisfactory'' accommodation (4.1 children com-
pared with 2.7 and 3. 0 respectively for the other two cate-
gories separately or 2.9 for the other two combined). From
the housing histories of the families studied, it appeared
that the families with five or more children had moved fewer
times than the families with no more than two children (3.1
moves compared with 4. 0 moves), which seems to support
the idea that for the various reasons indicated, it is harder
for the large family to make a change in accommodation
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although they may be living in unsatisfactory conditions.
Those families who had improved their housing situation *
over the five year period for which histories were collected
were with one exception (a large family financially assisted
by relatives) all families with no more than three children.
Summary

It is clear that the general shortage and high prices
of rental accommodation leave low-income families in a
very unfortunate position. If they cannot pay £8 per week -
or even more if the family is large - then generally they
must accept accommodation which falls below present-day
standards of acceptable housing for families with children -
either an old sub-standard dwelling or shared accommoda-
tion. Furthermore, they may be handicapped by other ob-
stacles as well as inability to pay high rents in their search
for suitable accommodation. If the family has several
children, cannot produce sufficiently satisfactory references
and past rent records, and cannot raise a cash sum of £20 -
£30 or more to cover all the expenses of moving, then they
face great difficulties in securing suitable accommodation.
They must resort to low standard accommodation in less
desirable areas from less particular landlords, and are
likely to get very poor value for the rents which they must
pay. A record of residence in such accommodation is no
recommendation for higher standard accommodation and
may act as a further obstacle to an improvement of housing
standards. Rents for poorer accommodation may include
some margin of compensation for less security for the land-
lord and perhaps an inconvenience loading in return for
taking children.

* It was considered an improvement in housing conditions if a family had moved
from rooms or shared accommodation to self-contained accomuimodation, from
rooms or a flat to a whole house, or from rental to purchase,
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Those families most in.need of low rents are-the
least likely to be selected by agents who may have occasional
opportunities to find desirable tenants for owners less con-
cerned than most to obtain maximum rents. So far as pri-
vate rental housing is concerned, families in the income
group studied are generally not able to afford market prices
for suitable accommiodation (the effects of paying such prices
are discussed later) and are, moreover, in a very poor bar-
‘gaining position in the competitive search-for reasonable
housing.

Victorian Housing' Commission Dwellings

The current contribution of the Victorian Housing
Commission is discussed in detail later. The point which
must be made here is that because of the great excess, of
demand for Commission dwellings over their supply, and
the -waiting list numbering over 13, 000 people in 1963, ren-
tal of a Commission dwelling cannot be seen as a real alter-
native for any but a fortunate few of low incoame families
with housing problems.

This fact was recognised by the families interviewed.
Questions about applications to the Commission“brought con-
sistently pessimistic comments regarding the charice’s of
being allocated a Housing Commission dwelling. Some
families had beent on the waiting list for several yeats,
others who had applied more recently'had been warnedthat
they might have to wait several years, and others:again had
not persisted with applications bécause they had heard how
long was the waiting list. It was not only the likely length
of the wait-which worried applicants, but also the uncer-
tainty of its.duration, which made any planning difficult,

A number of .parents interviewed voiced feelings that. two or
three. yearsg ahead was too far ahead to consider ~ ''anything

-
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can happen in two years'' - or, sometimes unrealistically,
“we'll have found something for ourselves by then" or
"we'll be able to save some money for our own housé by
then". '

The other subject of most comment was the alloca-.
tion of flats to families. A mumber of families had refused
flats, with greater or less hope of eventually being allocated
a house. Others reported that they had been told that houses
were only for sale and only flats could be rented, so they had
not put in an application form. A number of deserted wives
had been told that they could be given a house quickly only if
they were willing to go to the country, and so had not per-
cigted with applications. In a few cases, people expressed
aniciety‘ ‘about applying for a Commission dwelling while their
employment_prospects were not very bright. One man said
that he would ''need to have a steady job'' before applying,
adding that if they once got behind in rent to the Commaission,
they would "'never get another house'. Another voiced simi-
lar feelings, saying that ''the resdponsibility'' of a Commis-
sion hame worried him. He wanted to be ‘more '"settled"
and have money for furniture before he applied. Perhaps
it seems more shameful to get into arrears to an official
organisation like the Commission where one's record re-
mains on file, than to a private landlord. There is reason
to think that for such reasons as these - and particularly
common knowledge of the very long waiting lists - the actual
numbers of applicants is an underestimate of those who
would like, or need, housing assistance.

a A -small but "significant unfortunate group are the
families who have rented Comrnissién dwellings at:some
stage, have left owing rent, and who therefore cannot be re-

- housed by the Commission, at least until they pay the

arrears of rent. The number of such families increases
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from year to year, as the following figures show. The num-
bers of tenants who vacated Commigssion dwellings during
each of the last five financial years owing mdore than £20 in
rent were as follows: -

'1958-59, 504; 1959-60, 484; -1960-61, 314; 1961-62,7378;
1962-63, 328; Total: 2608. (10).

Two thousand families may. represent eight or ten thousand
people, so the number concerned .is not 1ncons1derable and

will continue to increase. While many of these may, be un-
desirable tenants from the Commission's point of view, “this _
group 'cannot be ignored. _These families come to the-notice

of social welfare organlsatlons, often occupying very unsatis-

factory accommodation., .

-




48, III. THE EFFECTS ON FAMILY
WELL-BEING

A. The Present Situatioii ¢

Family life suffers in many ways.from the current
housing situation. The ill-effects vary.according to which
of the unsatisfactory courses already described is followed;
but whether they take sub-standard accommpdatlon, share
with relatives or strangers, or pay high rents which absorb
too much of thelr income, low-income families suffer very
real hardshlp from the present housing pos1t10n

~Sub~standard Physical Conditjons

The great majority of the families studied were
judged to be living in unsatisfactory'physical cornditions.
About a quarter were living in property which was quite
obviously in need of urgent repairs, and nearer half lacked
adequate basic amenities for cooking, bathing and washing.

Parents have a very difficult task to keep up reason-
able standards of housekeeping and child care under the sub-
standard conditions of obsolete dwellings lacking facilities
which are now considered basic. A number of the families
visited did not have proper bathrooms or even baths, and so
had to make various makeshift arrangements for bathing.
Children were washed in tubs or in the laundry troughs -
usually with water heated on the stove or in the copper, be-
cause where bathing facilities are poor, there is usually no
hot water service. The parents went to relatives' houses
for baths, or in two cases visited the City Baths. The
mother of one family in this situation described her efforts
to keep her children clean, saying that she heated water
and washed them every night, but "it's not the same as a
bath'. Another mother commented on the difficulty of

washing children in the laundry troughs in the winter because
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the .laundry was open to the backyard and therefore very cold.
The children were bathed in the afternoons because it was
the warmest time of day.

When bathing dnd toilet factlities miust be shared
with a ldrge number of other people; the diffiéulties may bé
even greater. THe D.- family of four shared‘'one bathroomni
and one shower with-twenty<two other peoplée. The R. fam-
ily of five, renting rooms in FitZroy, sharéed onée shower and
two toilets ("'men" and "womien') witlr-three other families.
Another mother counted sixteen people sharing one bathrpom
and one outside toilet in an unsewered area, which stank so
revoltingly that she told her chlldren to use the school toilets
nearby.

Poor fa0111t1es for washing clothes and other laundry
are also an obstacle to satisfactory housekeeplng and child
care. A number of mothens complained of a laek of troughs
and coppers in condition fit for use. Some explained how i
they carried laundry to. the homes of relatives because thelr E

own facilities were inadequate. [For the R, family mentloned
above, the only laundry facilities consisted of the shower
shared by three other families. Drying facilities wetre, a
problem for many qof the familigs living in 1nn<§r areas, in,
terrace houses,with tiny backyards, or in apartment houses.
The McP. fam11y’ mentioned earlier,, living in ong room on
the. third floor of a shop dwelling in Fitzroy, had ‘to.dry all
laundry indoors because there was,no outdoor space. The
washing was Strung on lines on the upstairs landing until 1t
had ceased dripping, and then it wag hung inside the one
room in which the three McP's lived. Another mother with
three very young children dried all her washing in the two
acutely crowded rooms which, she rented,- because of a quar-
rel with ofher apartmient House fenants ‘'oveér the use of the’
clotlies-line. Hercé these-two roems, as well as Beging so

-
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crowded with fufmiture that there wa's almost no floor space,
were also strungwith linies of wet tlothes which *made the
atmosphere very damp. When laundry ahd drying facilities
are shared with other tenants, there, are often restrictions
on the times when they can be used, and when there are
babies and young children-without a generous supply of nap-
pies and clothes, this means great inconvenience and worry.
When facilities provided are inadequate, the pressure to buy
washing machines is obviously great, even if this means a
further strain on inadequate income.

Cooking facilities for some of these families were
also inadequate. Kitchens with out-of-date or worn-out
equipment were common in the old houses, including omne
where water had to be carried to the kitchen from an outside
tap. Families sharing cooking facilitieg:; with other tenants
often suffered constant inconvenience. One mother descri-
bed the difficulty of keeping hungry, crying children waiting
for tea until other tenants had finished using the kitchen,
adding, "children can't understand these things''. The D.
family living in one third-floor room were fifty~-two steps
from the kitchen shared with other ténants. The wife pre-
pared food upstairs, carried it down to cook before the
other tenants got home from work, then carried it upstairs
again to be eaten in their room. An open fireand a gas
ring were used for minor meals so that she would have to
use the kitchen only once a day. Such inconveniences are
a severe handicap to mothers trying to prepare suitable food
for infants ahd young children, as well as a constant source
of frustration and depression.

Here again fear of annoying landlords and having to
find other accommodation discouraged tenants from com-
plaining about poor facilities and sub-standard conditions.
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One mother who had asked the ]Jandlord to mend the copper,
Wlthout success, said that .she did not like.to press the -
.point; '"after all, he can always rent the place to someone,
else'. :
Sub-standard conditions - peeling 'paint, leaking
roofs, poor facilities - are likely to depress and discourage
women who are faced with housekeeping and caring ‘for chil-
dren under such conditions. Some of the families visited
were to be admired for the way in which parents-had main-
tained reasonable standards, despite their surroundings,
Jbut it was not surprising to-'see other families where “such
=.sub-standard physical conditions had resulted in poor stan-
‘dards of care, an atmdsphiere of apathy and lack’ of intereist.

£

Over-crowding

Among the families studied, over half'were living in
overcrowded conditioris. *+ There were families living in
ohé room (usudlly families with only one or two ¢hildren,
but including one family with seven); large families were
living in accommodation suitable only for small dbhes; two
or more families were sharing accommodation meant for
only one family so as to reduce rent costs; and families*had

* See P, for criteria used in rating families as overcrowded.  Information on
overcrowded dwellings will become obtainable from the 1961 census, but was not
available at the time of this report.  The 1954 census tabulated material on
"occupied private dwelqugs classified by number of rooms in conjunction with
number of inmates”, This showed that,. for instance, _there were in Victofia-in
1954, living in one-room qlwellings, 1400 fam111es of threg, 690 families of four,
210 families of five and soon, ~In dwellmgs of two rooms there were 2380
families of four, 971 families of five, 301families of six, and so on, Eguwa}eng
information from the 1961 census can later be compared with the 1954 findings,
Source: Victorian Housing & Associated Demographic Statistics, 1921td 1980,

Commonwealth: Bureau of Census and.Statistics,» Victorian Office.
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moved in with relatlves without sufficient space for them,
followitig- Some crisis such as uneniployment or desertion.
Deserted wives weré'particularly prominent among the over-
crowded families. Their situation is discussed in more-de-
tail at the end of this Section.

The D. family were an example of families living in
one room. They had one room of only medium size (perhaps
12' x 11') into which was crammed a doukle bed, a small
single bed for the four-year-old girl, a cot for, the two-year-
old boy, a wardrobe.and chest of drawers, table and chairs,
and a television set which will be mentioned later. There
were only a few square feet of floor space left. The D's
were not a particularly bad example. The M. family with
seven children in one room was in a far worse position.
They had a large room, but it contained a double bed, two
single beds, two sofas used for sleeping, and two cots, to-
gether with wardrobe, cupboards, table and chairs. The
mother of this family kept the room very clean and tidy,
but commented on the difficulty of keeping the atmosphere
fresh when so many people lived there. She saw little hope
of moving because her husband was in poor health and irreg-
ular employment, so that £3 per week in rent was the most
that they could pay.

There were many examples of families living in
accommodation too small for their needs. In a number of
interviews it was noted that rooms were ''quite full of beds",
and when bedroom space was ingufficient, children had to
sleep in living rooms, dining rooms, and in one family even
in the bathroom, where double decker bunks accommodated
two boys. Where two families shared accommodation to
cut down rent expense, this usually meant children sleeping
with parents (usually in the same room, occasionally in the
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same bed). The most acutely overcrowded houses were
«thoge in which relatives had taken;in families who were .in.
«difficulties, often with the:intention of temporary.assistance,
buf sometimes an alternative solution was hard to.find and
the prospects of the accommogdating relatives were bleak.
Some of their situations are described later. 1

The R. household consisted of a middle-aged couple
‘with two children still of school age, into whose liouse "had
moved two married children, together w1th spous€s and’
ch11dren, because of unemiployment. The total numbers in
the house were elght adults-and eight children. Even over-
crowded occupatlon of three bedrboms left two adults to
sleep on the dining room floor. In another household of _
similar compositiod, the &lderly parents h,ad taken in one
daughter with unemployed husband and ¢hildren; also "another
aaughter deserted by her Husband, together with her' children.

_ Undér” these- various circeumstances, it is obVious
that standards of ""proper' sleeping arrangements:must be
ignered. Chijldren must sleep with parents, brothers and
sisters in the same room even at adolescence, infants and
toddlers gccupy rooms with elderly people, and various
other arrangements deny privacy to those .concerned.

In some of the situations seen, there-were.also dangers to
physical health.  Parents. of ghildren sleeping in -over-
crowded conditions commented on the, impogsibility of pre-
venting- jllnesses from:* spreadmg among them. In a-number
of families, babies and .young children were getting .far too
liftle. sleep because they slept in thé-same room as.qlder
children, parents.or the televisjon set. @ The D. parents

. mentiened earlier, commented on this.difficulty, complain-
ing that they could,not get either the four-year-old~or the
two-year-old to.go to.sleep-before 10 p.m. when the tele-
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vision was turned off. In other families the parents suffered
considerable inconvenience in trying.to ensure that children
got adequate:-sgleep. One mother took it for granted tomitting
to*mention this fact until a specific question was asked) that
sie and her husband had to sit in the dark for half an hour
each evening until théir seven-year-old son went to sleep
because they had only one rqom. One of the deserted wives
sHaring one room with her four chlldren explained that they
all, herself included, went to bed at once to avoid dlqutes
as to when each should go to bed. The psychological impli-
cations of some of these physical arrangementg are obvi-.
ously:complex, and this study can only suggest the problems
which more intensive study might reveal. For instance, in
one family there was a relationship of great over-protection
and over-dependence on the part of mother and seven-year-
old son, and the situation in which the famlly lived and slept
in one room appeared clearly to be remforcmg this situation
and hindering any development towards the child's greater
independence.

Under such cohditions, there is not‘enough 11v1hg
space for the ordinary waking hour's activities of a family.
If there is no living room separate from bedrooms, or if the
only living space is a tiny kitchen barely sufficient for table
and chairs, then-‘all mémbers of the family will be eramped
and frustrated in théir acdtivities. A ‘numbeér 6f parents
mentidned their difficulties 4n inviting friends ‘into their
accomrhodation. The mother of a family of five 11V1ng in an
ancient three-room terrace dwelling, with-a very tidy kit-
chen-living room, commented on her difficulties in serving
theals to her own family, and how impdssibly crowded it be-
came when any 'visitérs squeezed into the rodm. :Sevéral of
the parents liVing in rooms in apartment houses said that
they did not feel that the¥ tould invite 'visitors in, either be-
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cause the landlord.disapproved, of visitors, -or begcauseé they
themselves felt-too ashamed of their, surreundings: One
father in such a situafion said how-he'd,like to.be able to
invite friends *'for tea or.Sunday dinner'" but "you can’t in-
vite people here', and.indeed it was all they could dp.to
provide sitting space for. the "interviewer. One deserted
«wife had explamed to her landlord.that she was expecting, a
visitor when the Jinterviewer-was due to arrive, because he
discouraged her from inviting anyone in. In fact, she-never
invited anyone in, and she never visited anyone. Her con-
tacts with other adults appeared to go no further. than a gasual
word in.the local shops: L“iving in one room, , she,did not
even have enough housawork to keep her busy.

In many of the families visited, the children suffered
very greatly from an acute lack of space to play either in=
doors or outdoors. Terradce houses in the inner suburbs
generally have very small ’backyards, where the washing,
the outside toilét and the woodshed leave little space for
playmg Families sharing a house of better standard Wwith
a garden may ‘be faced with a different problem, that of a
landlady or a relative who does-not want her garden spoiled
by children, and &o restrictiohs must be 1mposed for a
different réasdrd. .Families living in rooms’in inner subut-
ban apartnient houses had particilarly poorconditions for
play. Children could not be allowed to play-in passages or
hallways becatide this annoyed other tenants, which left a
choiée of the crémped accommodation which the’ family rer-
ted, Or %omewhere outside. ‘¥Yards are very small, and
may be out“of Bounds beéause they are filled with clothes
drying, and-so the street or the back: ‘lane is the only alter-
native. If the streets-are busy and miothers are worried
about accidents, they may have to try to keep actlve young—
sters in cramped indoor space.
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One interview-took place in just-‘such a-gituation,
where a mother wag trying to .makea four-yéar-old sit
still and do 'no‘thl.ﬁg intstead of runnihg round the room or
climbing on the chairs. This particular little boy was
more: fortunate than many, because a truck driver friend of
the .family took him out each afternoon on his truck. The
mother said she did not know how she would have managed
otherwise. Another mother living with boys of séven and
five years in one room explained that in ‘sumimer they ''half-
lived in the park', but ih winter there was nowlere to go
and they had to stay-in the 'room.+ Shé'described how the
younger boy had paced-up and down the room, daying "I'll
go mad in here''. Anothér child of nine liviag in an up-
stairs room with hig parents was not allowed t¢ go into the
street because of traffic and undesirable company. The
previous summer the mother had got the landlord's per-
migsion to put up a little plastic wading pool in the tiny con-
crete backyard of the apartment house, but in-winter the ,
chlld had to stay in the upstalrs room. In elther case he

seemed to spend little of his leisure time with other c¢hildren.

The relatively fortunate children were those who were able
to spend most of their playtime at the homes, of friends-who
had space in which to,play. One family in which the father
was a railways employee took the opportunity. of concession
fares occasionally and took their four children out into the
country for the day to ''let off steam", but such a remedy
would not be financially possible for most families on a low
income. Another mother described how when. her family of
five chlldren had lived in two rooms, two of”“the children

(aged four and.two) had frequently wandered away from home.

Finally the parents had moved to larger accommodation, a
two-bedroom house with a yard which took nearly half of
their income in rent, and the children had ceased to wander.
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The. motheﬂ" ‘commented anxlously "they must -be mare con-
tented - 1t_s~worth the rent''. In another overcrowded.r -
home, the-mother commented ''the place seéms to get
smaller a8 the children get blgger

Telev1s1on ,appears as a life saver to both parents
and childfren llvmg 1n cramped condl;lons There were
comments from pa‘rents - inelpding the mother of seven
children,all living in one room - on the blegsing of T.V. in
keeping the children quiet and still. Faqr the -parents, toq,
it 1s a refxef The D's lnfmg(m one room were slightly.
apologetlc afb':out thelr telewsmn sej;,. byt thie father sald
""we'd go maAd here if it wasn't for the T. V." The pound or
so weekly which, obtains a television set on hire pu;‘chase
would not be enough tQ make any really s1gn1flcant change in
the, standard of accommodatlon which the famlly could afford.

, Lack of opportunities for normal play is likely to be
harmful in 1tse1f ‘to children, but unﬁ_ortun_ate—ly it ig often
accom‘pame?l by continual badgermg, slapplng and t}'lreaten-
mg from parents, who are, fearful of complalnts from other
tenants and from, ‘f[andlad'les Or agents. "The R. family
mentloned earller 11v1ng in two rooms with two school age
chlldren and orie pre school four -year-old, Allustrated thig
s1tuat10n The interview was punctuaj:ed w1tH slaps, threats
and apologies to the landlady when the child fhade a nois€ in
the corridor. Threats and punlshment were perhaps all the
more forceful to impress the 'Iandlady with the mot:her s
good 1ntenf10ns The mother recounted hex: success;ful

k3

“handling of another child's screamlng fit 4 few nlghts \

earlier. She suspected that the daughter was "blackmailing
her, knovgmg that she would be fearful of upsettmg the Jand-~

"Iady, bt fmally she stopped her. screamlngﬁby threatenlng

pu;c her in, the outslde shower with th,e ra’gs . The mother

e
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added with relief that there had been no screaming fits

since.
Another mother, Mrs. A., was more aware of the

possible effects of such a-situation on the child. She' dis-
cussed her fears that the landlady would get fed up w1th

the child, and said she had to ''shush him all the time''.

She said that as a result thie boy was very nervy, and re-
counted how a doctor had told her "his nerves are shattered'.
Another mother Wlth some ms1ght into the s1tua’c10n described
how her two boys-did not ''lead 4 normal life''. She ¢duld
not encourage thenr to do thingg for themselves, “‘But had to
supervise them in evefythmg they did and never leavé them
alone for fear they got into mischief and annoyed the land-
lord. She took them with her wherever she ‘wént, eveh to
making them stand outside the toilet door. ‘She said theyﬂ
were becoming ''mollycoddled" but felt this was unavoidable.

Ih other cases parents expressed anxiety about the
influence of other tenants on their childreén, mentlonlng
drunkenness ‘and foul lafiguage in particular. Families with
higher standdrds than the surroundlng tenants worried about
the examples seen by their chlldren as well as suffering
peérsonal huymiliation from their surroundmgs A number of
parents living in rooms complalned of quarrels with other
tenants. One husband said, ""You can't help getting into
fights. You want to use the copper and someone else is
using it, so you ask her to take her clothes out ...you can't
get on with everyone in the place . His wife’ was at that
time not speaking to one woman who was believed to have hit
her son.

The loss of prlvacy and independence involved in'
sharing facilities is felt very acutely by some families, and
one response is' withdrawal. Mrs. A., mentioned earlier,
was preoccupied with fears of Her landlady knowirig her
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misfortunes, and sald that she av01ded speaking to her as
much. as poss1ble 'but sometimes' she said with a Jcrapped
expreSsmn, "you get caught, and she agks questlons

This particular interview was conducted in whlspers and
Mrs. A, was terrified lest the mtermewer ¢ car bear some
mark of identification. She was constantly worried a_‘bout
offending the landlady - " You're on thin icé the whole time"

When accommpodation is shared by related families,
the problems are somewhat different. Personal relatlon-
ships have a greater influence on the responses to phys1ca1
conditions and there is less opportunity to withdraw behind,
a barrier of aloofness. Several mothers of families shar-
ing housing with relatives discussed the difficulties of dis-
Clpllnlng chlldr;en - inconsistency of handlmg by dlfferent
adults - 'they've got too many bosses', the reluctance of
parent's to chastise in front of other relativeg, the oppor-

‘tunities. of cHildren to play one adalt off-against ancther.

One mother believed that her children's sthool work had
suffered since they had lived with her husbardd's parents

The J.tmpllcatlons of sharmg accommod%tlon for,
inter- perSOnal relationships Tequlres deeper study, but =
clues to furthér problems emerged: #Thé same mother

«felt that her husband's self+tonfidence had beendamaged by

his inability to~prdvide a separate home for His family, ahd

" she suggésted that there was ‘somé link between this situa-

tion and his increaseddiifiking. A yoiung wifé c0mplamed
of lack of opportunity to talk With her h’hsband "thére
‘alvvays ‘seems to'be sofriédne listening", she-said. ‘One
family was in a- state df cold war, with the ‘grandmother re-
fusing to speak to her son-in-law or to eat in the same room.
The humiliating position of some of the deserted wives

taken in by relatlves is men,:cmned later.
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High Rents

From the information already given concerning
current housing costs on the ore hand, and the financial re-
sources of large numbers of families on the other, it is )
obvious that many families must be paying far more than
they can afford on housing.

It has been widely accepted that one-fifth of the
earnings of a low wage earner is the maximum which should
be spent on housing. In the case of families dependent on
social service benefits, the proportion should be lower still.
One-fifth of £20 is £4, of £18 it is £3-12-0, of £16 it is
£3-4-0, of £10 only £2. Even for £4 weekly, all that a
family-can obtain on the current rental market is one room,
or a share in accommodation occupied by others.

)

In fact, most low income families pay far higher pro-
portions of their incomes.in rent,  Of‘the families referred
through welfare organisations (43% of whom werne currently
dependent on Benefits), about 80% were paying more than a
fifth of their income on housing, 70% were paying more than
a quarter and over '50% over a third of their incomes. *

The proportions of income being spent on housing
were calculated for certain other groups of low income fam-
ilies also. For twenty-six families with male wage earners 5
and an average income of £17-11-3 who consulted the Social
Service Bureau of the Brotherhood of St. Laurence during
June 1963, excluding Housing €Commission tenants, the aver-
age proportion of income being spent on accommodation was
33%. This represents an average payment of £5-15-10 :

* According to common usage, child endowment has not been included in "income"
for these calculations, ’
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weekly, indieating very low standards:-of housing. Calcula-
tions were also made for a graup of over two hundred appli-

~cants for -Family Assistance from the Social Welfare;Depart-

ment.(1). Of this group,. four-fifths were families without
a male'wage earner. The rest of the.families were on some
form of statutory benefit such as unemployment or sicknesg
bengfit, invalid-pension or some ex-seryice pension. Of
all-thesge fdmailies over.half were paying more than one-fifth
of their income on accommodation. Of the remainder,. the
great majority were either living with relativeg or living in
Housing-Commission dwellings on-a rebated rent, and a few
were purchasing. Only 10% of the total were in privately
rented daccommodation for which they Were npot paying over
one-fifth of.their income, and-the majority of these were
families -with.less than four children. Although all these
families were on yery meagre ingomes, 13% of those renting
were, paying over half of their incomes on rent.

When rent$ are high and can barely bé managed while
earninigs are réegular, there is no margin for saving, and any
interruption of earnings meéans a serious crisis. In many of
the family histories: studiéd, flictuations in employment had
led to housing crises and often loss of aceommodation, Isoss
of a job, an accident, mental or physical illness, any of
these circumstances are.likely to cause an immediate crisis
regarding rent payment. ’

The implications of ah unemployment or sickness
crisis are all the more serious because.of the waiting period
of seventeen days before the first payment is made. The in-
troduction of small emeirgency payments by-the Social Wel-
fare Department in November 1963 does not solve this pro-
blem, because the maximum payment is £ 10, which would at
most cover food for the waiting period.
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Families are therefore likely to.aecumulate two' or .
three weeks 'of rent arrears before even réguldr benefits are
available, and then the incomie froin benefits is insuffieient
for all necessary weekly expenses and so a choice probably
has to be made between payment of rent and payment of
other basic expenses such as food bills, gas and electricity.
If the landlord or agent is thought to be-at all lenient, then it
is the rent which is allowed to fall behind, though catching
up on arrears will be hard enough on an income which nor-
mally leaves no margin. Often, even with every effort to
keep up the rent, it just cannot be met during a period of un-
employment or sickness. It follows from the earlier .acecount
of the great difficulties of finding reasonably priced accom-
modation that when unemployment or sickness befalls the
breadwinner, the family cannot make a rapid change to cheap-
er accommodation. In the present market situation, accom-
modation cost is a relativély inflexible item. If accommoda-
tion .cost amounts to almost the total income from benefits,
then obviously it cannot be met, and arrears are accumulated
or the family leaves the premises, perhaps moving in with.
relatives. If there is any hope of keeping up with rent, and
if there are no relatives or friends offering alternative shel-
ter, then rent may be paid while .the family goes seriously
short of other items, including food. The longer the period
of dependency on benefits, the greater the difficulty. As,
pointed out earlier, for a family purchasing a home, loss of
earnings may mean not only a move, but very distressing
personal and financial loss.

The Effects of High Rents on Other Expenditure

When rents absorb too high a proportion of income,
families spend less than necessary on other items. Those
paying a high proportion of their income on accommodation
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weresasked what other expenses were most cut down as a
result. The items most frequently mentiohed were food,
clothing and shoes. It was frequently commented that ''the
rent.has to be paid first - you have got to have a roof 6ver
your-head', and that-other items had to be met: from what
was left over. Many of the families visited were spending
less omfood than the amoutits indicated by diet studies &s
the minimum for healthy diet. * When less than £1~10-0
per head is available for food, then there is likely to be
some deficiency of diet (especially since few housekeepérs
are as efficient as theorefical budgets) and when only £1 or
less per head is available, then diet cannot be adequate.
In some cases studied - mcludmg fam;hes dependent on bene-
fits and large families dependent on low wages - payment for

$

* :Estimates obtained from a group of professmnal dietitians in November, 1963 were:
economical diet for an adult doing.sedentary work £1-13-4, for an adult doing
heavy work - £2-2-4, for a six-year-old child - £1-9-6 weekly,

A 10w- cost food bfxdget prepared By the New .South Wales Department of Health,
calculated accoiding to food costs as at 1st June, 1960 (used in survey "Widows in
Australia™ by Jean Aitken~ Swan) reads asfollows:

Mard s e £1-16- 3 weekly
Woman e £1-11- 5% weekly
Pregnant and lactating woman s £2- 4- 2} weekly
Children:~
7 - 12 months PN £1- 4- 9 weekly
1~ 4 years £1- 5- 7 weekly
5 - 8 years £1- ‘8- 8 weekly
9 - 12 years £1-15- 9 weekly
Boys:-
13 - 15 years £2- 2- 2} weekly
; 16 - 19 years ) £2- 5- 2 weekly
Girls:-
13 - 19 years £1-16- 8 weekly
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accommodation left no more than £1 or £1-5-0 per head for
all.other expenditure. This does not even leave enough for
adequate food, without making any allowance for-other neces-
sities such as fares, gas, electricity and fuel, clothing and
footwear, household equipment, medical and dental expenses,
insurance and hospital benefits payments. In such situa-
tiens, families must ask for assistance from welfare organi-
sations, or else accumulate debts, including rent arrears.

One family of five (the R's) had recently arrived
from another State, and had taken two rooms, with use of
facilities, for £6 per weék including gas and electricity.
The husband failed to find work, and at the time of the inter-
view the total income of the fimily was £ 9-7-6 unemploy-
ment benefit, plus 25/- child endowmeént. The rent had to
be paid or the family would have been forced to leave their
accommodation and they had no relatives or friends in
Melbourne who could put them up. A total of only £4-12-6
was left for food and all other expenses for a family of five.
The mother explainéd how she bought the week's supply of
meat in the form of a ''10/- tray' at closing time on Saturday
morning, then cooked it all at once because there was no re-
frigerator or ice chest available. One family with five
children, paying £10-10-0 rent out of the husband's wages
of £17 (less £3 fares) plus a boarder's contribution of £6,
had only £11-15-0 including -child endowment with which to
feed eight people and buy 2ll other necessities.

A deserted wife with five children paying £7-7-0
rent out of benefits of £12-15-0 was temporarily helped by
having her sister staying with her and sharing expenses, but
could still buy less than two pints of milk a day for her fam-
ily. The mother of another family with four children pay-
ing £7-10-0 out of £17 earnings said that she had to buy food
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from day to day, aécording to hér fésqurces. Generally
she bought ohly 14 pints of ‘milk a ddy ahd by-the end ‘of the
week they Hite "“&hips and oniors" which the husband, a
drivetr, was able to obtain without cost. Another deserted
wife, Mrs. D., paying £4-10-6 rent'out of £7-12-6 Herlefits
said that what was left-dver was not even sufficient for food
and milk for herself'and two very young childrén. A family
with five children with garnisheed earnings of £ 13 clear'Was
clearly unable t6 cover es&éntial experfises when the rent
was £6-10-0.

The other item most frequently fnentioned as affected
by high ‘rents was clothlng, and partlcularly footwear, .

- Many "6f the families studied said that they obtained second-
_hand, cl“othlng “from relatives, frlends, second hemd shops or
Well’,a,re agencies. Shoes were a greater problem becausé
they Werer séldom Sbtainable -except through buying them new.
"Shoes #re a rightmare" &did a ‘deserted wife Witfh two school-
age Boys," Wwhile the thotheér of the B. fdmily mentioned above
said "'It's either tea or shoes - it sounds ridi¢ulous in this
day and age, but it is true''. When expendlture of child én-
dowment was discussed, shoes were oné of the items most’
frequently meéritioned, the other beihg overdue bills for gas,
electricity and other debfs.

Unpaid bills were mentioned frequently, bills for gas,
electr,lc1ty, furniture on hire purchase, medlcal and hospital
bills, local rates and road- makmg There was also the
problem of fares for job hunting in the case of the unemployed
wage éarner, or for other important journeys such as v1s1t-
ing a sick child in hospital. One man llvmg in St. Kilda
stated-that he walked fo town job hunting becausé he could not
afford fares, afid ancther commented that fares preventéd
him from job huntimg beyénd the inner suburbs, evénif there-
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were good prospects further out. A nummber of families dis-
cussed the impossibility:of obtaining furniture they needed
except on very low weekly payments or through.welfare or-
ganisations. A number had failed to keep up with weekly
payments and so had lost furniture by repossession. The
difficulty of replacing worn-out household equipment such as
blankets, sheets and towels was also raised. School expen-
ses such as books and uniforms were another worry.  Oné
deserted wife, with two school-age boys, spending £5-18-0
out of £12-10-0 on rent, described how she had had to refuse
her son the cost of a school excursion, and how disappointed
and embarrassed he had been to be unable to take part.

Mrs. R., mentioned earlier, paying £ 6 out of unemployment
benefit for rooms, had not been able to pay even a b111 of
12/~ for school books.

Few of the parents interviewed even raised thevmat-
ter of entertainment expenses, except in the form of pay-
ments on T.V. Questions about expenditure on entertain-
ment, holidays and leisure pursuits brought various respon-
ses from bitterness to resignation because they could not
think of spending money on such items, One father said
that he had been to the football the previous Saturday, but
that was the first time in three years because he could not
afford it. One deserted wife said that she had no T. V. or
wireless, and had last been to the cinema two years ago.
Another deserted wife leading a very isolated existence,
unable to afford the fares to go out, said that the gift of a
wireless from a welfare agency had made her a‘little less
lonely and depressed.

A few families had owned cars and had had to sell
them because they could not afford running expenses. One
was the R. family who were paying £9 out of £21 on the pur-
chase of their house. The wife of this family commented
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on the pleasures: which-all the family members had to-sacri-
fice. Her husband had lost-his car; she could never goout
and-had-to go without T.V.; while the: children had to go
without' sweets,- toys and books. When income-is insuffici-
ent to .cover even the basic netessities, to buy.anything on
impulse; to buy anything:for extra comfort or for enjoyment,
means debt or-deprivation of the basic items.

Deserted Wives and Widows

Theé housing problems of families without a male
head.are.not:essentially, different from,those of other low-
income groups, but the pogition of this group.is particularly
acute and ilJustrates very clearly the effects of the current
situation both.in physical and in mental or emotional terms.

Families withotit a male wage éarner, both among
the familiés studied and int other groups kKhowh ‘to the
Brdtherhood of St. Laurence and Citizens Welfare ‘Service,
were' spendlng iess on average than other low*income fami-

li¢s on accommodation. Their average é&xpenditure of’

round £4:15-0 indicated very poor standards of housing,
while at thé same time representing too high ar proportlon of
their very low incomeé .

Among the deserted wives and widows studled those
who were renting separate accommodatlon were all paying
prices which left them insufficient money: for other.necessi-
ties. For instance, Mrs. N., .a deserted wife Wlth two boys
aged nine -and six years, was paying £4-10-0 out of £10-10- OE
benefits weekly for one Foom-and use of facilities. She

"explained-her expenditure in detail, showing that in winter

her whole income was heeded to ¢over ' rent, gas, food and
fuel. In summer tHe money not spent on' fuel she used to
try to keep the boys in clothés and footwear. She expressed
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great anxiety about the future, saying that as the boys grew
older, they wbuld eat more and would not be satisfied with
soup instead of a meat course several nights a week. An-
other deserted wife with five children was paying £6 per
week out of £12-17-6 benefits for two rooms on opposite
sides of a passage, plus a tiny kitchenette. It was quite
impossible for her to feed and clothe her family on the re-
mainder, and so from time to time she had to obtain help
from welfare organisations.

The greater number of deserted wives and widows
visited were sharing accommodation with relatives and
friends. Most of them had moved in with these existing
households immediately following desertion. Generally
they were better off financially than those renting separate
accommodation, * but other problems arose from the ex-
pedient of sharing. In a few cases only, the sharing
arrangements suited the other parties quite well. In one
case two deserted wives, mother and daughter, shared a
rather dingy outer suburban shop dwelling for £5 per week,
while in another case a sister also dependent on social ser-
vice benefits shared with the deserted wife the rent of £7
weekly for an old terrace house, over-crowded and lacking
adequate facilities. In the majority of these cases, how-
ever, the sharing arrangements involved discomfort for all

concerned, and showed great kindness or tolerance on thé
part of those giving this agsistance.

* The average amount paid by the 4 families who were living with relatives and con-
tributing towards rent was £3-15-0,  There were also 10 families-who were living
with relatives or friends without paying any contribution towards rent,  The 5
families who were sharing rent equally with co-tenants paid an average £3-9-8,
These figures are consi&erably lower than the average of nearly £5 paid by the 23
families renting rooms, whijle average rents for.houses were considerably higher
again,
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. Some apparentlyunsatisfactory arrangements were
‘being.accepted with great.patience by all those involved:
One composite household consisted of amr elderly greadt-
grandmother, grandmother and two . young single aunts, .nto
which had moved a young-deserted wife and her two-year-
old daughter. At the time of the interview the two-year-old
was sleeping in the same bed as the'great-grandmother,
with another aunt in'the same room, while the deserted
wife had moved into her mother's room. No one ‘showed
any resentment over the situation, however; and the deser-
ted wife recognised that she could net afford to rent. separate
accommodation from hgr-weekly earnings of £9-14-0. She
was paying her mother only £4 per. week board for herself
and the two-year-old. Another deserted wife with three.
children had been taken in by friends, at their own expense,
though this meant cramming extra beds in the bedrooms
with an overflow of one child. into the living room. The only
future plan which this woman had was Housing Commission.
accommodation,; for which she was resigned to moving to
the country, but she did not know how long she would have
to wait.

In several cases the deserted mother and three or
four children had to sleep in one rqoom, whatever their ages
and sexes. Perhaps the most overcrowded situation, and
one which was a source of great tension and conflict,was one
in which seven children were sleeping in one room, cramm-
ed in ,by means of triple bunks, while the.eighth child of the
family slept on an unenclosed open front verandah. This
family had lived with the mother's parents for five years,
with a short period away when the father emerged briefly
from prison. The deserted wife herself said that the situ-
ation Was very" difficult, and reportéd that the grandparents

were ''fed up" too. Thete was not enough sleeping space,
living space or play space, and the situation was wearing to
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everyone's nerves. The grandmother got tired of the situ-
ation frequently, threatened to ''turn them out'', and accused
the mother of not looking hard.enough for alternative accom-
modation. The children took sides between the mother and
grandmother, having ''too many bosses''. Despite these
stresses and strains, the mother felt that there was no alter-
native but to stay there until her husband was out of gaol and
earning again, because her enquiries for accommodation

had not found anywhere she could take eight children for less
than £9-9-0 per week.

Several of the deserted wives living with relatives
expressed their dissatisfaction with such an arrangement, -
but said that they could not afford any alternative. One of
those in this situation was Mrs. M., the mother of two
small boys, who had hired a caravan for £4 a week and
parked it at the house of her sister and brother-in-law. She
and the boys slept in the caravan but ate in the house with
her sister's family, paying the sister £2 per week for food
(which represented a loss for the sister). -The brother-in-
law showed his resentment and hostility, and Mrs. M. felt
humiliated by the situation. However, when she had taken
a flat she had found that she could not make ends meet and
so returned to the caravan arrangement. Out of her earn-
ings of £11-7-0 she had to pay £4 for the caravan, £4 for
child-minding and £2 for food, leaving only £1-7-0 for fares,
clothes and all other expenses for herself and the two boys.
It is hard to see how she could have managed without her
sister's assistance.

It is quite clear from the study of these low-income
families that family well-being suffers in many ways from
the current housing situation. In sub-standard accommo-

dation, parents face constant handicaps and discouragement
e ]
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in*attemp?‘fin‘g to care for their familié’s; -while in over-
crowded and shared accommodation, all membérs-of.the
family are likely to suffer from lack of privacy; lack of
space for leisure activities = which is particularly hard on
children - conétant inconvenience and‘irritation arising
from the sharing of facilities, and the heightening of per-
sonal tensions by this kind of environment.

It is clear also that current market rents, which con-
stitute too hlgh a proportion of Jow wages and of-all forms of
social, service benefits, .mean that low income families not
only. ha\{e to go without many items accepted as part of a
proper. standard ,of liying today, but often find it difficult. to
cover even the basic necessities of food, shelter and clothing.

B. The Long-Term Effects

What are the long-term effects of the situations which
have been described? What kinds of family life ‘develop as
families tFy-to deal, over many years, 'with a market situa-
tion-in which- they  cannot afford decent housing? The case
study method used here allowed family histories to be
followed over considerable periods of time.

A Series of Makeshifts

Many of these families had never occupied satisfac-
tory accommiodation, but had moved from one makeshift
arrangement to another. The S. family, consisting of
parénts and-éne seven-year-old son; had over a period of
eight years lived in a successgion of*fooms, usually one
room with use of facilities, at prices between £3-10-0 and
£4-10-0 per week, and almost always in the areas of Fitaroy
or Richmond. Usually-accominedation had been found '
through personal contact - through a relative or friend, or
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through a chance. conversation in the street, ghen by..direct
arrangement with the landlady. Another family, a young
couple with one child and another expected, had lived in at
least six different places during the two years of their
marriage. Two of these moves represented periods with
relatives after being asked to leave accommodation, once
because of rent arrears which accumulated when the husband
lost his job, and the other time because their landlord ob-
jected to the prospect of two children. Two of the moves
represented ''rooms' - two rooms for £3-10-0 and £4-10-0
respectively in Dandenong. The only house which they -had
rented - also in Dandenong - had been £8-15-0, and this
they had to vacate after three months because of arrears.
Their @ccommodation at the time of the interview was ‘a
flat of three rooms with washing and laundry facilities
shared, on the outskirts of Dandenong, for £5-5-0.

The C. family with five children. had lived in five
different places over the past five years. These included
a father-in-law's garage, a dwelling behind a shop and two
larger houses at higher rents which the C's could pay only
by taking in boarders. This system had worked fairly well,
but at the time of the interview there was an acute financial
crisis because one elderly boarder had died and the other
had gone to hospital, leaving the C's with a rent of £10-10-0
to pay out of earnings of £17 less £3 fares. The H. family
had lived with in-laws for four years, then shared an elderly
man's house for four years, and later rented for £5 a week
two rooms, not even next door to each other, with no other
cooking facilities than an open grate. By the time of the
interview they had rented a bungalow behind a relative's
house for £4 a week. The father of this family earped
£15-17-0 a week and his wife had been ill. Even with only
one child he could not afford to pay the market price for a
rented house.
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The 'rate of mobility of'some of these families was

strikingly high. Sorme moved from’ one side of the city to

the dther, others within'd very small drea. 'One‘family
with one child had lived in fourteen different places over
thé last five years, all in thé St. Kilda - Elwood area, and
all in the £5-0-0 to £5-10-0 price range. At least some
of the moves had been dué to rent arrears. The' implica-
tions of such frequent meves for children are serious.
Their schooling must be handicapped, their friendships

maust be interrupted, and the security and stability of their

childhood must suffer. s

Depé&hdence pri Relatives v

2

The provisionof emergency accommodation by rela-
tives appeared as a very important part of-the housing
pattern of many families who could not afford market prices
for suitable.accommodation. The majority of families-

studied had at some fime during the past five:-years stayed

with relatives, usually following a crisis.or migfortune of,
some kind - loss of a job, sickness, arrears.of rent, accu-
mulation of debts. For some families this assistance re-
presented a hidden sub31dy, and accounted for the apparent
éxcess of expénditire over ‘income. They were not in fact
able to meet-their corhmitments from current income and
aftér a time became overwhelmed By them, moving in with
relatives and living more cheaply than as a separate hHouse-
hold until-the situation had stabilised somewhaf?  This
alternation between maintenance of a separate household
and "'doubling-up' with'long-suffering relatives who usually
received little firdancidl reconipense, appeared in the hous-
ing histories of a number of‘farmilies with incomes which
weré unstable or madequate in relatlon to 'the requirements
of the family. THe relatives most oftén mentioned as pro-
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viding emergency shelter - often with great inconvenience
and discomfort - were the parents of either husband or wife
of the family being considered, though sisters, brothers
and other relatives were also mentioned. Older relatives
have probably passed the period of heaviest financial com-
mitment and are therefore able to.bear some of the finan-
cial strain, even if their income is not appreciably higher.

Several families had shared the expenses of accom-
modation with relatives on an equal basis for long periods
of time. The M. family, with four children, and an indome
of about £20 from the father's taxi driving, had shared a
series of houses with the husband's parents over the past.
five years, after they lost a Housing Commission house
when the husband was unemployed. The wife discussed the
problems of such an arrangement and expressed dissatisfac-
tion with it, but stated that sharing of expenses seemed the
only alternative to living in cramped rooms. She pointed
out that eating together with in-laws was eagier than keeping
the children waiting for their meals because other tenants
were using shared cooking facilities.

Another family with four children, where the father
was epileptic and unemployed at the time of interview, had
shared a total of nine different dwellings with relatives
during the past five years. Usually with a sister-in-law
and family, occasionally with a mother-in-law, they had
shared houses in a variety of suburbs, contributing about
£5 per week in rent. On one occasion five different re-
lated families together tried to buy a house, using as de-
posit the £300 which an elderly relative had been given as
compensation for leaving a slum house. However, two of
the husbands concerned became unemployed, and purchase
had to be discontinued. ’I‘he wife commented that it was’
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rather overcrowded anyway''. At the time of interview

this family occupied one of a pair of attached terrace houses
sharing a common bathroom, toilet and laundry at the rear.
The other terrace house was occupied by the wife's sister
and her family, while the wife's mother lived in the same
street. The pattern was still one of frequent mutual help.

Break-up of Families

Families who do not have relatives able and willing
to take them in when an émergency arisés, may face the
possibility of breaking up if they lose their accommodation
and cannot find - or cannot afford - another place qumkly
Thereé is no provision in Melbourne of emergency shelier
where a family can take refuge while hunting for alterna-
tive accommodation. There may be no other alternative
for parents but to place children, either through unofficial
channels by a welfare organisation, or through the Social
Welfare Department.

Two families interviewed admitted to having placed
children in institutions temporarily becauge they were un-
able to provide suitable homes for them. The.causative
factors in such cases are often complex, and it is not pos-
sible to say that housing was the only factor involved, but
it, was .a major factor. One family with seven children-
moved from the country to Melbourne at a time when the

father was already unemployed and they had no money in

hand. The parents placed the children in the Social Welfare

,Department Receiving Centre for a few weeks and lived in

one toom rented for £4-10-0 while they looked for employ-
ment and accommodation. After under-stating the number
of children to an agent, they took a furnished house at

£9-9-0 per week. The husband's basic earnings were only

£ 20, but at the time of the interview he was able to work
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overtime and so pay this rent. He commented that if the
overtime was reduced, he would be ''really in trouble",
and would face another crisis. These parents felt ve¥y up-
set at having let the children be separated from them but
saw no other course of action at the time.

The fear of "'losing the children', sometimes allied
with misapprehensions about the child welfare authorities,
appeared to be influencing the behaviour of certain parents.
The N. family was one example. The N's had seven chil-
dren, one of whom was still in a boys' home, and three
others of whom had spent some time in institutions. The
N's had just secured, at the time of the interview, a very
ramshackle but large terrace house in North Carlton at
£11-11-0 per week, an unrealistic commitment in view of
Mr. N's earnings of £19-18-0 per week, interrupted from
time to time by asthma attacks. Their explanation of this
action was ''you've got to have a roof over the children's
heads, otherwise the police can pick them up''. They had
been afraid of losing the younger children again and now ex-
pressed the optimistic hope that they would be able to bring
home the one child still placed in an institution. The in-
formation obtained about this family's history suggested a
very unstable pattern, and a very complex web of cause
and effect. However, it did seem that fear of a further
break-up of the family had been one of the reasons why
these parents had taken on such a rash commitment. Other
parents, in describing their housing experience over the
past few years, mentioned times when they had felt desper-
ate because they could not find suitable accommodatioh and
thought they might have to "put the children in homes".
Low Standards of Living

On the other hand, some families had adjusted fo
high rents by cutting all other expenses to a very low stan-
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dard of-living. For instance, the O. family, with three
children and-an income of-£ 20 clear from the husband's
earnings as a life insurance salesman, had paid rents of
£8-8-0 to £10-10-0 over the past five years. The wife
said that-they managed to live on the remainder, though
they could not have spent on food sufficient for an adequate
diet, and-she adniitted that they ''generally got the final
notice!' before any bills were paid. Many of the families
were resigned to spendjng one-third or more of the family
income on accommaqdation, cutting other essential 1tems
accordlngly When asked '"What can you afford to pay for
housing and, still have enough left for. other things ?.", some
of the replies gave figures which in fact left quite inadequate
sums for other expenditure. For instance, one deserted
wife with two children said that she could "afford" to pay
£3-10-0 out of £7-12-6 benefits on rent, while another with
fiye children gave the figure of £5 out of £12-17-6 benefits.
In several large familieg living on earnlngs of between £14
and £18 weekly, parents said they could "'afford" £6 weekly
though this did not in fact leave sufficient money per head
for other essentlals These comments show how condi-
tioned many famllles are by current housmg costs, so that
they take for granted that their whole standard of living
must be. depressed by high rents.

Future Prospects

The future prospects of most of these families were
very bleak. Some seemed likely to continue to move from
one makeshift arrangement to another, without any real rise
in housing standards. In such circumstances, a move may
represent the mounting of discomfort and frustration to a
point where a move may relieve the strain, even "though it
may not represent any overall 1mprovement in housing
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standards and facilities. The inconveniences and inade-
quacies of the next makeshift accommodation are at least a
little different, the novelty of change and the appreciation
of any specific improvements may result in a reduced feel-
ing of dissatisfaction, until the inadequacies of this next
accommodation also become clear, and the somewhat illu-
sory feeling that the situation has improved is replaced by
mounting tension again.

On the other hand, a number of families saw them-
selves - on the whole realistically - as being stuck in un-
satisfactory accommodation with little hope of movement
or improvement. Several large families, with five or
more children, were in this situation. They could not
afford to pay any higher rent, and knew that they could
find nothing better without paying more, while the diffi-
culty of finding landlords willing to take a number of chil-
dren, and the other financial obstacles to moving discussed
earlier, discouraged any attempts to move. The few fam-
ilies who had sub-standard accommodation at very low
rentals felt that they could not afford to move when an im-
provement in standards would mean an increase of perhaps
£ 6 weekly in expenditure on accommodation. Others had
not moved despite acute dissatisfaction because they were
dependent on Social Service Benefits and could neither
afford to move nor would have found it easy to convince
agents and landlords of their reliability. The A. family
of three living in the tiny bungalow described earlier for
£3-10-0 per week, are an example of such immobility.
The father had not been regularly employed since they
moved to this accommodation, and until he received regu-
lar earnings they were "stuck'' where they were; hence
Mrs. A's frequent visits to the Housing Commission office.
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: Future housjng prospects, were closely related to
future employment prospects. Soine wage.earners had
little to offer prospectlve employers because.of lack .of
skill and poor phys1cal health. The family with Saven chil-
dren 11vmg in one room,mentloned in prevmus sections,
'had poor prospects of being able to afford a higher rent than
their present £3 per week, because of the father's poor em-

' pldyment prospects He had a European professlonal tram—

ing which was'of no use to him here, so he had to lake un-
skilled Jobs, but his poor physmal health (and perhaps also

his*l6w morale) meant that he held no*labouring job for longer

than a short period. This situation was likely to deterlorate
rather than improve as he got older. .Another father Jhad
worked with the railways in other State$ until he contrasted
tuberculos1s, and since his recevéry had taken casual*jobs
Hé-had no trade-and cduld not mdragé heavy work, so his
employment prospects were very poor. This famlly with'
three children“hadl lived in a succession of roorms and could
afford nothirig better: The migrant fainily mentioned earlier
paying £ ?-plif of £14 on the purchase of a sub-standard
house cofild not look forward to any very considetable in-
crease ih income compaled with the father's current earn-
ings as a cleaner of £14 per ‘week becausé lie was unskilled,
physically Wweak and spoké poor English. Another faimily
facing Poor: prospects, a young couple expecting their 'second
child, wa’s hindered not-only by the husband's lack of skill,
but also by his susceptibility to migraine héadaches and
asthma dttacks. These caused frequent loss of-work and
were likely to hinde? any improvement of his current wages
of just over the basic wage (thén redueed %o £13 by a
garnishée for-hire purohase ‘debts).

Sotde of the famllles did not’ show any partlcular
phys1cal or mental handlcaps in the parents, who appéared
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to be quite stable and responsible people. Sometimes the
housing problem-arose because a family in¢luding several
children was dependent on a wage earner who had no parti-
cular qualification or training. For an unskilled wage
earner unlikely to earn much more than £17 or £18 a week,
the situation becomes worse ‘as the family increases.
Generally these families had little false hope about their-
future housing prospeets. They responded with attitudes
of bitterness, despair or apathy.

Apart from those who were already purchasing sat-
isfactory homes, there were only a few who showed any
optimism. In two cases, the wife was working and so
there was some hope of saving capital for purchase of a
home. A few parents believed that they would be rehoused
by the Housing Commission quite soon. In certain cases
these hopes seemed realistic, as when a deserted wife had
stated that she would be willing to take a country house, or
when a family was living in a condemned house soon to be
demolished. In other cases the realism of hopes of an
early allocation of a Housing Commission dwelling could
not be assessed. A few other families had hopes of im-
proving their housing situation through sharing a house
with friends. In one such case an unemployed man and his
family were planning to share the cost of a house with an
employed single friend and also a pensioner if they could
convince an agent of their reliability. In another rather
unusual case, the husband was due to receive a small
legacy which the couple hoped to use as a deposit on a
Housing Commission house; the wife said that if it were
not for this hope of improvement in their present hand to
mouth existence, she ''would have left''. In another
atypical situation, the husband was a Railways employee
and saw some chance of decent accommodation in a country
Railways house.
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However, most of the families who were living in
unsatisfactory accommodatipn or paying téo high a propor-
tion of their incomes in rent, felt that they had little hope
of obtaining suitable accommodation at a_price which they
could afford. Most of those renting accommodation were
certain that on their incomes of £20 per week or less.they
would not be able to buy homes, and they were fully aware
of the problems of rentirig: One young man, whose wife
was expecting their second bahy, voiced his worry and
hopelessness. They were then living in one room for
which they paid £ 3-10-0 per week. He was currently un-
employed and generally earned £16 or so. Whilé théy had
only one child they could live in only one room, he said,
but 'once you've got more, then you need two rooms, and
you've got to pay £6. I can't do it"'. This man, who
looked ahead perhaps more clearly thian many in his ‘situa-
tion, showed considerable bitterness, blaming migrants
for his current unemployment. Another father of one
child, paying £6-10-0 for a tiny flat, out of £17 wages as
a pastrycook, said ''we could be worse off - we could have
three or four children''. A family with six children living
in two rooms (the sleeping room ''quite full of beds'') for
which they paid £ 6 out of the father's earnings of £17,
expected to have to put up with this kind of accommodation
indefinitely ''unless we win Tatts''. A number of appli-
cants on the Housing Commission waiting list said that
they would just have to stick it out in their present condi-
tions until their turn eventually came round; others had
given up hope of a Commission dwelling and felt that they
would have to put up with inadequate housing until their
children began earning and so the family could afford
higher rent.

Those ‘'most harmed in their outlook by the difficulty
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of making ddequate accommodation arrangements, were the
parents who appeared overwhelmed and apathetic, who
could not look ahead or plan ahead with any optimism, and
so ceased to look ahead at all, their whole energies appar-
ently absorbed by living from day to day under conditions
lacking space, comfort and privacy.

The costs of the present housing situation in terms
of family well-being are very high. The community suffers,
as well as a host of individual families, when living condi-
tions harm the physical and emotional condition of its pre-
sent and future citizens. The shortage of rental accom-
modation at reasonable rents must be seen not only in terms
of numbers but also in terms of human suffering and social
cost. These considerations should help to determine gov-
ernment housing policy, and housing should be accepted -
as has already happenéd in a number of other countries -
as a preventive social service.
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© STATE HOUSING POLICY

The Original:- Purposes of the Victorian Housing Commission

The existence of a State housing authority and
CommonWealth provision of housing firiance do'not necess-
arily. mean that the housing problems described are being

dealt ‘With adequately.

"To understand and evaluate ciirrent housmg policy it
is ‘hecessary to look at the origins of government ‘interven-
tlen in the, ’housmg field, and the changes of policy which
have taken place at Commonwealth and State levels durlng

_the last fifteen years or so.

- When thirty years ago in 1936 the Victorian govern-
ment appeinted-the Housing Investigation and Slum Abolition
Board to conduet an enduiry, its-terms of reference inclyded
not only slum clearance but also housing for the lower paid
worker. The report concluded that houses for sale or, let-
ting gt an ecénomic rent wotld not.solve the problem of
slums, Since the families living in sub-standard housing
could notafford.to pay economic rents. Therefore the task
of re-housing.could not be left to private enterprise, and
State responsibility to subsidise housing for low-income-
groups was emphasized. The report went on.to consider
the ways in which. rents might be adjusted to the needs and
resources of the individual family. It noted that the origi-
nal Harvester award assessed rent.as one-seventh of the
basi¢ wage, whereas recently rent had been.taking an in-
creasingly greater share of the basic wage earner's-income
(at*the time of'the report the average rent for a family
dwelling was over a quarter of the basic wage). It was
suggested that other necessities, particularly food adequate
for health, suffered as a result. The solution recommen-
ded was an adjustment of rent of State-owned dwellings,
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according to both the incoine of the family.and the number
of children. The scale suggested would charge just over
one-fifth of the basic wage for a man with wife and three
children, with further deductions for more than three
children. (1).

This report was followed by the Housing Act of 1937 \
introduced by a Country Party government which set up the
Victorian Housing Commission, with the objects of:

s

(a) the improvement of existing housing conditions
(b) the provision of adequate and suitable housing
accommodation for persons of limited means.

For the second objective, powers were given to the Com-

mission in the following year to acquire land and lease,

purchase or build houses, which were then to be leased or

let (not sold) to persons who were ''unable to secure suit-

able housing accommodation dbtherwise than under this

Act." (2). 1In accepting applicants, the Commission was

to take into account their existing accommeodation, particu-

larly overcrowding and insanitary conditions, other accom-
modation available within their means, and the number of

children in the family. Preference was to be given to

people displaced in the course of slum clearance. Rents

were to be based on economic rentals, but there was to be :
provision for rental rebates. The indefinite wording .
"persons of limited means' was not made more specific,

despite some anxiety among the Opposition of the time

that this gave the Housing Commaission dangerously wide {
powers. Government speakers reassured the Oppositien
that for some years (estimates varied, though seven years
was the longest estimate mentioned) the Commission
would be safely occupied with slum clearanc¢e. When more

ey



B %]

COMMONWEALTH & VICTORIAN 85.
STATE. HOUSING POI;LCY

specific definitiens of''limited means' were being discuss-
ed, it appeared-that in fact appropriate annual income fig-
ures might include embarrassingly large proportions of the
population, and it was suggested that even the basiec wage
earner might come under the category of-those who could

_ not afford the economic rental of suitable accommodation.-
(3). An obvious objection to definitions including specific

financial figures was the need for constant revision. Fin-
ally the loose definition was retained.

Members of both parties agreed that ''The purppse
of'this, important measure is to provide housing for people
who are in, the ynfortunate position 6f not being able to pro-
vide su;Ltable housing for themselves.' (4). One. of thé.
spokesmen of the United Australia Party stated ’thai: "When
the Government has provided sufficient homés for the iower-
paid classes, it would then be time to cons1der whéther
something should be déne to-provide.for those Who -are ina
position tQ pay, an economic rent. " (5). Both partles agreed
that other hou,smg agencies such as bqlldlng societies should
be encouraged to prowde for ihe needs Qf other classes and
for purchase rather than rental. There wag no serious
attempt at thl& stage to include sgle of houses in the powérs
of the Housmg Commlssmn and it was generally agreed, that
it was 1mprac1;1c:able to, propose home purchase to fhe kmd
of pe‘rson contemplated in the Bill". (6).

During‘its earliest years, the Commaission found
that one of the-urgent-needs which it faced was‘for housing
for "persons WHo on account of the size of their families.
find it impracticable to obtain “suitable accommniodation at a
rént -coinpgtible with théif incomes'. (7). 1In 1940-4L one
quarter of Housing Comimission ténants weére bu rental re-
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bates. The system introduced adjusted rents according to
family income but without reference to the number of chil-

dren.
Before the Commission had been operating long, the

Second World War altered the emphasis of its work. With
the dwindling of private building and the increase in the
shortage of total housing in relation to population, slum
clearance gave way to building for overcrowded families,
while some of the Commission's effort had to be directed to
building in country towns for essential workers in decen-
tralised industries. In 1943 the powers of the Commission
were extended. It was given powers to sell houses to elig-
ible persons and to act as a lending agency by advancing up
to 90% of the cost of a house to aid purchase or building.
However, up to June 1945 the Commission completed only
a little over 2, 000 dwellings.

Commonwealth Responsibility in Housing Field

During the War the Commonwealth Government con-
sidered its proper role in housing through the Joint Commit-
tee on Social Security. In 1942 this Committee, in its re-
port on ''Housing in Australia" (8), suggested that the
Commonwealth should accept responsibility for a national
housing scheme, the particular concern of which would be
the provision of a supply of dwellings for low wage earners.
These homes should be let if necessary at sub-economic
rents adjusted to income and family size. It was suggested
that rents should not exceed 15% or at most 20% of the basic
wage, and should be adjusted at an even lower level for
needy families. The houses should also be available for
purchase, on a deposit of 10%, with provision for purchase
without deposit when necessary. These plans were not in-
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tended to be the only means of dealing with-the housing
shortage. Agehcies such as building societies were en-
vigaged ‘as important in providing for the large Section of

‘the population not in the low incéme group.

One of the recommendations.of this report was a
national Housing Planning Authority. In 1943 the Common-
wealth Housing Commission was set up to enquire into the
current housing position and the housing needs of Australia
during thé post-war period. Its report confirmed the con-
clusions-of the Joint Committee that the main ‘concern of
government activity should be the low income group, who
would not be provided for by private enterprise. It was
suggested that-long range plans should include houses both
for rental and for sale, but that "during the early post-war
period the great bulk of government-~financed housing
shduld be for renting...." (9): ~ Long term plans should
include schemes of home purchase which would gliow low
earners to spend on repayments nomore than one-fifth or
one quarter of the basic wage. However, early post-war
conditions of high building costs, the desirability of a
mobile work forgce, and the need to meet -cases of greatest
need first, indicated concentration on rental housing first.
Moreover, there would always be some groups-in:-the com-
munity who would prefer rented rather than purchased
dwellings. The Commonwealth Commissionﬁupported
subsidisation of rents for ''sub-economic" tenants, by a
rebate system. similar to that ef-the Victorian “Housmg
Commission, which allowed-adjustment of rent-to family

income. =
It was suggested that allo€ation of dvvellmgs should

be .-madée on the basis of a priority pointg system’* consider-
ing wdr service, famlly size, bad.preésent housmg conditions,

~

'
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high rent (i.e. 25% or more of income) and income below
the basic wage. The Commission believed that this sys-
tem of allocation would ensure that ''dwellings erected
under the scheme will be occupied only by persons with low
incomes and/or large families." (10). It recommended
that rents should not exceed one-sixth of the basic wage for
rental, one-fifth for purchase (11).

After conferences of Commonwealth and State Mini-
sters during 1944 and 1945, the Commonwealth-State
Housing Agreement of 1945 put into effect some of these
proposals. This agreement, which was to remain in force
for a period of ten years to 30th June, 1956, accepted the
principle that the Commonwealth and the States should
jointly accept responsibility for low income earners. The
principal task of the Commonwealth was to provide cheap
money for housing programs. The terms of the agreement
were as follows:

1) The Commonwealth would provide loans to State
housing schemes at 3% interest, repayable over
fifty-three years.

2) The Commonwealth would meet three-fifths of any
financial losses incurred by these schemes. The
principal source of loss was likely to be the rental
rebate scheme set out in the schedule to the agree-
ment.

3) Rent rebates were to be provided for families on
low incomes, so that rent was no more than one-
fifth of any incomie’ equivalent to the basic wage or
less (with a minimum rent of 8/— weekly).

At this stage, the sé:hemes envisaged were for ren-
tal. Although a clause permitted sale to tenants, the pur-

i
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chaser had to pay cash for the total price immeédiately be-
cause the Commonwealth demanded immeédiate repaytnent
of the full value of the house. There was clearly no inten-
tion of salé on any significant scale. It was stated that
the purpose of the agreément was to establishrental hous-
ing projects in the various States, not to set up home-sell-
ing schemes,which were seen as the function of other
agencies such as the banks and the War Service Homes
Scheme: (12): ;

Apart from provision of finance, the Commonwealth
functions were considered at the time to include supervising
of housing- standards; facilitating supplies of labour and
materials, -and carrying out research: If could arrange
with State housing authoritiés to contribute to the cost of
community.facilities associated with housing projects.

Post-War Housing Situation

_ As soon as the Victorian Housing Commission was
set ub, a flpod of applications came in, and the Commaission
was faced with great difficulties in selecting tenants. By
June 1946, the number of outstanding applications was over
17,000, of which over 12, 000 had been received in the pre-
vious twelve months. (13). With lack of sufficient staff to
investigate all claims, the system of ballot for selection of
claims to be investigated was introduced, with automatic
investigation of the claims of large families (five children,
later four children). Some preference was given to ex-
servicemen (a minimum of 50% of houses had to go to this
group, but in fact the proportion was around 70% in 1944-6)
and to employees of decentralised industry. In 1955 the
ballot was discontinued in favour of investigating applica-
tions in order of registration, with priority cafegories as
before.
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It was immediately after the War, when the housing
shortage was most acute, that a State system of emergency
housing was also set up under the State Treasury, by con-
verting (without any specific legislation) army huts and
other buildings in the metropolitan area and in a number of
“country towns to provide accommodation. By mid-1949,
some 1, 200 housing units were provided in this way, prob-
ably housing at least 50, 000 people, since average family
_size was large. (14). This emergency scheme was gradu-
ally reduced during the 1950's, the last and most notorious
emergency housing camp, Camp Pell, being closed in 1956.

During the ten years of the first Commonwealth
State Housing Agreement, there was always a long waiting
list of unsatisfied applications. By the mid-fifties, 15, 000
applications per year were being-received, and the Com-
mission was several years behind in even the investigation
of their claims.

The other problem which increased during this
period was the rise in the economic rents of Commaission
houses (from about £1-0-0 to £3-0-0 weekly for a family
house) and the consequent rises in the cost of rental rebates
and the number of evictions. (15). Administrative and
maintenance costs were also rising, and these problems
reinforced the acknowledged reluctance of the Liberal
Government to encourage large-scale State landlordism.
From 1951, the Housing Commission invited and encouraged

.tenants to purchase their homes, but the need for cash pur-
chase explained earlier was one of several administrative
obstacles and there was little response. By 1955 only .34%
of the Victorian Housing Commission’s houses had been
sold to occupiers. (16). In some States the proportion
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sold was higher, butt was-generally agreed among the
State housing authorities that eonditions of sale should be
made easier. It was not claimed that the demand for ren-
tal housing had been met, In fact, during this period the
total stock of rental housing had declined from 288, 575 to
217, 577 rented dwEllings in Victoria (censuses 1947, 1954).
There were still long waiting lists for rental housing in all

States.
Change jin Commonwealth-State Housing Agreement

-~ The 1956 Commonwealth-State Housing Agreement,
negotiated by a Liberal Federal government, differed in a
number of -¢conditions from the 1945 one:-
= 1) The Agreement was for a period of five years only.

2) The interest rate on money loaned to the States for
housing purposes-under the Agreement would be 1%
less than the prevailing Commonwealth Bend rate
(this - meant in 1956 an immediate increase from 3% to
4%, which added 10/- or more to the weekly rental of
houses). )

3) There was no provision for the Commonwealth to share
the cost of rent rebates on'houses built under the new
agreément. The Comrnhonwealth would continue to pay
three-fifths of the cost of rebates on houses built under
the 1945 agreement.

4) Of the total funds made available to the States by the
Commonwealth for housing purposes, a proportion
was to be divex‘?ed from the State Housing Authorities
to Co-operative Building Societies and other approved
institutions for lending to private home builders: The
proportion was to be 20% in the first two years of the
Agreement, 30% in succeeding years.
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5) Of the funds remainiiig to the State Housing Authori-
ties, 5% was to be:devotéd to erecting homes for ser-
ving memibers of the Armed Forces; the Common-
wealth would subsidise this amount pound for pound.

6) Terms were laid down'by which State Housing Author-
ities could sell houses to tenants. No longer did the
State Housing Authorities have to repay the Common-
wealth immediately the full capital cost of the house.
Deposits were to be 5% of the first £2, 000 and 10% of
the remainder of the-advance given, with a maximum
advance of £2, 750, to be repaid over a period of forty-
five years at 43% interest. If the house cost more
than £ 2, 750, the purchaser had to find the deposit
specified above, plus the balance.

The schedule to the Agreement stated that houses
erected under it were to be '"primarily for families of low
or moderate means'', suggesting a wider scope than the
previous wording ''persons of limited means'". There was
still no attempt to limit the tenure of all State housing ten-
ants by imposing the maximum income after allocation of
the house during subsequent tenancy. Though the Common-
wealth repudiated continued sharing of rebate costs, the
Victorian Government, encouraged by the agitation of wel-
fare organisations, decided that the Victorian Housing
Commission should pay rebates at its own expense on hous-
es built under the new agreement. No subsidy was given
to the Commission for this purpose, so the cost of rebates
had to be covered by the other operations of the Commission,
including the rents of other tenants.

The terms of the 1956 Agreement were substantially
continued in the next agreement of 1961, which covered a
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<~ further five years. Of the total funds made. available to

%
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the States for housing purposes, 30% was-to be-diverted to
the Co-operative Building Societies throughout the period, of
the agreement.

: victoria-n State Housing Policy-Since 1956
. ;’Dechne 1n Annual Pr&ductloh -

The number of dwelllngs completed each year by the
Commission has decllned since 1955-8 from 4, 15% in that,
<year to~2,022 in 1962-3: This, decline is a direct reﬂectlon
".of its reduced loan funds and the inereased costs of bulldlng
Thére has been an even more marked decline in the propdr-

g_:o‘a formed. by Housmg Commisgion cohstruction- of all,

dWelllnfgs Lcompleted in the States. In 1954-5, the Comm-

" ission bullt about one in six of all dwell,'Lngs completed

whereas by 1961-2 the proportlon had. fal,len to about .one,in
ten. ’]lakmg houses. only, (excluding flats), the pro;portmn
was, o;ne in seventeen by 1962-3 (1 73 “The- mcreasmg con-
tribation of the Commission to the housing of elderly people
(over 300 such units were built in 1962-3) means an even
greater réduction in its contkibution to the housrhg of fami-
lies. -
Inérease in Sales
©  .Since 1956, there has been increasing empha31s on
the promotion.of home- ownershlp, both at the Common-
wealth and Victorian State level. It has been’ stated fre-
quently by government spokesmen in the Federal ".Parha—
ment that ""home ownership 1s the policy of Australia'’, and
sorhe have claimed also that '’ horne ownership.is within the
< reach of every young Australian' (18). This policy is con-

sigtent withrthe diversion of a proportion of Commonwealth-
State .housing loans to the co-operative building ‘Societies

3
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at the expenise of the State housing authorities, and with the
steps takénh te ‘make the sale-of State housing.authority
houses easier.

The Victorian Housing Commission has sold an in-
creasing proportion of both its new construction-and its

total stock of dwellings over the years 1956 - 1963. During '

1957-8, the Commission offered terfants of two years' stan-
ding occupying houses erecfed under the 1956 Agreement
the opportunlty to purchase their houses on a minimum de=
posit of £100. The following year this opportunity was
extended to new applicants who were eligible for tenancy.
In this year the targét of 2, 500 sales was exceeded, ahd'
there was alreddy a waiting list for purchase (19). At this
time the expressed policy of the Commission was to sell
50% of its newly constructed dwellings, though it was ad-
mitted that this would alter the priority of waiting appli-
cants in favour of prospective purchasers. The propor-
tion of new dwellings sold has since increased beyond'this
50% minimum.*

With the sale of both new and existing houses, an.
increasing proportion of the total number of houses const-
ructed by the Commission is being sold. In June 1961 the
proportion of all houses sold was 32.4%. By Juneé 1962 it
was 38% (this refers to houses only, the proportion of all
dwellings is lower because flats are not sold). By June
1962, some 16, 000 houses had been sold out of the total of
about 48, 000 units constructed by the Commission. (20).

The crucial point here is that the great majority of —

® An exact figure is not obtainable because in figures of sales new houses are not
separated from existing ones.

s
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houses sold are allocated to new applicants, not bought by
existing tenants. °In 1961.2, sale§ to tenants.of at léast
two months standing, number 384 compared with %, 764 to
new applicants. In 1962-3 the corresponding figures were
465 compared with 1,425. (21).

The justification for selling Commission houses is
that low deposits and easy terms are offered which are not
available from other sources of finance for home building
and purchase It is true that the maJorlty of, Commission
sales are. .negotiated on lower deposits than are avallable
through other channels of finance, as this table shows?

Depasits .on which Housmg Commission-Housés Sold, (22)

. 1960-1 1961-2 1962-3
(A) £100 192 143 129
(B) £101-200 1172~ 913 919
(C) £201-300 748 - 564 417
(D) £301-500 501 - - 531 194
(EY £501 or more 160 103 ” 74

vy

Over, the,past three years:the very great.-majority of
Commlssmn sales have béen on deposits of legs than £500,
and around half (more in 1962-3) on less than £200 deposit.
However, this does not.mean that any family which manages
to save £100 is able to buy a house. Each applicant is
assessed as to the weekly commitments which he would be
able to manage, afid since low déposits mean higher weekly
payments, the low"income dpplicant may havé to save a
higher deposit. ~This is particutarly likely in the metro-
politan area where land costs.make total purchase prices
higher than in country areas. 7Tn addition to the deposit,
legal costs must be met by the purchasers..
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However, it is still true that the great majority of
applicants to the Housing Commission wish to rent, not pur-
chase, and so the present ratio of sale to rental gives pre-
ference to those who are able to find sufficient cash to pay
a deposit, while those who can only hope to rent are penal-

ised. :
Exact up-to-date figures for respective demand for

rental and sale are not available, because they are not sep-
arated in Housing Commission records. This in itself re-
flects an unrealistic attitude. In replying to a Parliament-
ary question on this point, the Minister for Housing said,
"The Commission regards all applicants for accommodation
as potential purchasers', (23) a statement which is, in the
light of this study and other evidence, quite unrealistic even
if deposits of £100 are offered. 1In 1959, the Minister for
Housing stated that only 1500 out of 17, 500 applicants had
expressed willingness to purchase, (24) and there is no
reason to think that this situation has been reversed. Indeed,
figures collected by the Commission on the income of appli-
cants in 1961 indicated that only 22.7% of applicants had in-
comes of over £ 20 per week, * which gives strong support
to the claim that only a small proportion of applicants are
in a position to-purchase when this involves an initial de-
posit of at least £100 and higher weekly commitments.

) A similar emphasis on house sales ic to be seen in
other States also. In New South Wales approximately ene-
third of all the permanent dwellings completed by the

* The figures resulting from the Commission's own survey of applicants in 1961 were
as follows: £10 and less weekly - 4.8%; £11-15-0 - 5,3%; £16 - £20 - 68, 0%;
£21 - £25 - 20,0%; £26.- £30 - 2, 7%,



8

COMMONWEALTH & VICTORIAN 97,
" STATE HOUSING POLICY

Housing Commission since 1945 had been sold by June 1962,
although the income distribution of applicants to the Com-
mission shows that 60.2% of applicants in 19612 had in-
coines of less than £20 a week and 86.4% less than £25 a
week (25). Purchase can be arranged on a deposit of £ 50.

In ‘South Australia established policy has been to-sell 50 -

60% of all houses built, and by 1963 a new ''rental - purchase"
scheme on minimum deposits of £50 was being put into oper-
ation, which was expected "in a ver'y large measure (to) be

a subktitute for the present rental-scheme" (26). This chdnge
was made desplte the comments of the Trust only 6né year
earlier that 'rental houses are urgently needed.. The require-

‘ments of a large proportlorf of.the families with 1ow mcomes

cannot be met. by even the most generous of house- purchasmg
schemes, and prlvately owned accommodation is becoming
mcreasmgly difficult to obtam at rents within the means of
the ‘lower-paid workers'" (27) In Queensland the total pro-

portion of houses sold was 58. 5% by mid=1962. (28)

Reduction’ in quber of Com‘m:ission H}'ousebs_‘%co Rent..

As a result of fewer completed.dwellings and more
sales, there has been a drastic. reduction in the’ number of
dwellings available for rental. from the Vlctorlan Housing -
Commission. The number of new tenancies" has decllned
each .year since 1957-8. when the number of hew tenancies
was. 4, 377 to 2,775 in 1962-3. - The number.of new tehan-
cies-each year now depends to a considerable degree on
vacancies in existing dwellings. The exact: I"atlof of~new
dwellings to re-let vacancies is not known since for the last
few-years the Commission has. ceased to give these’ figures

.in.Annual Reports. Though there is reason to believe that

the majority of applicants on the waiting. llst at June 1963
wish to rent, the total stock of Commission dwellings to rent
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is decreasing rather than increasing. The number of
Commission dwellings occupied by tenants was 32, 359 in
1963 compared with 32, 663 in 1960. (29). During the period
between 1954 and 1961, the proportion of tenanted govern-
ment dwellings fell from 4.5%. to 3.6% of the private
dwellings in the State. Far flats, the proportion rose from
4.0% to 7.7%; the decline was in houses - from 4.9% to
3.4% (30).

As some older houses are sold while new flats for
rental are being built, an increasingly high proportion of the
rental dwellings are flats. The number of houses sold each
year has risen well above-the figures for new houses consj-
ructed. In 1960-1, 1710 were built and 2728 sold. In 1961-2,
1903 were built and 2148 sold, and in 1962-3, 1114 were
built and 1803 sold. (31). The situation for families who
want houses rather than flats is worse in the metropolitan
area than the country, since most flat building has been in
the city area and it is here that multi-storey blocks are now
being developed as part of the slum clearance program.

In 1959-60, flats formed 43% of all dwellings completed by
the Commission in the metropolitan area, and by 1961-2 the
proportion had risen to 54.3% and in 1962-3 to 76.6%. (32).
An increasing proportion of flats built are three-bedroom
units meant for families with children. Villa houses are
being built only in the outer suburban estates and in smaller
numbers. Flats in blocks of three or four storeys are let
to families with young children, though the evidence of this
study and the experience of others suggests that some fami-
lies do not see this as an acceptable solution to their housing
difficulties.

After the Housing Minister and sorme of the Commis-
sion's officers studied overseas developments, the Commission

P
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recently began to include in its program multl-storey blocks
on cléared inner areas. Approxlmately 400 units in mualti-
storeytblocks were included in the 1961-2 bulldmg program,
‘and the annual completions of- flats seems llkely to rise to
1000 or-'50-with several more mulfi- -storey blocks planned
for commen@emen’c soon. It was announc;ed in December,
1963 that L804 new flats, in blocks of elght to twenty storeys,
were planned for Flemington, Carlton and North Melbourne.
Thesé flats are not generally available to families with chil-
dren. under nine years, and.so furthgr reduce the, numbers of
. new dwellings available for rental to families w;th yqung
»chlldren For.a time rebates, werg not available to tenants
though rents ranged up to £ 6-10-0 per week. However, par-
tlal averagmg of, rents has reduced this flgure and the avail-
ability. of rebates is. being extended to the flats.

The effect of these trends is that families wishing to
rent rather than buy a Housing Commission dwelling in the
metropolitan area face not only an increasing Waltlng list
and decneasmg ‘numbers of new tenancies availablé, but also
the added dlscouragernent of the likelihood of beitig offered’
only a flat wheh their turn eventually comes.

Anothér. development affecting the availability of
Housing Commission dwellings to rentds the incregsing em-
phasis,of the.Commission on slum clearance. Families
displaced by clearance are nrightly offered accommodation,
but this means a further reduction in the number of rental
dwellings available for families on the waiting list.

City and Country applications

Thé prospects of country applicants are a little better,
not because.the program of new building is significantly
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higher in relation to demand, but because there is a higher
rate of vacancies in existing dwellings. Over the past féw
years there has beén a higher number of new tenancies ln
relation to applications for the country compared with the
metropolitan area. Though numbers ‘of country applicants
are now rising in relation to metropolitan figures, 3111
compared with 9902 at June 1963 *, the waiting list is still
much shorter for country applicants. In 1960-1, the num-
ber of new tenancies for the metropolitan area was 1105 and
for the country 1987; for 1961-62 the corresponding figures
were 1156 and 1609 and for 1962-3 they were 1281 metropoli-
tan compared with 1561 country (33). Moreover, because
the number 6f flats built in areas classified as ''country'' ‘his
been low (and generally confined to elderly people's dwell-
ings), country applicants can reasonably hope that eventually
they will get a house.

Policy for allocation

Since the supply of Commission dwellings is so small
in relation to demand, both for rental and for purchase, the
policy for allocating available dwellings is all the more im-
portant. The main basis for allocation of both rental and
purchase dwellings is still length of time on the waiting list,
with priority consideration of urgent or exceptionally needy
cases being a matter for discretion. Such a situation fails
to provide a consistent procedure for assessing the relative
need of many competitors for Commission dwellings, as

* In 1960-1 the number of metropolitan applicants was a little higher than the- number
of country applicants; in 1961-2 and 1962-8, the numbers of country applicants
were higher.  One of the reasons may be the ‘greater optimism of prospective
applicants in the country, because of the more favourable prospects of couritry
applicants over the past few years,

ey,
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well as leading to suspicion and resentment on the part of
unsuceessful appllcants who may see others being given
spec"lal consideration without knowmg its basis. The present
‘upper income"limits of £25 per Week for rental-and £30 per
week for pirchase are not satlsfactory -Large families ‘on
su¢h incomes may need the assistance’ of the Housing Com-
mission; but some families within thesé income limits,
thosé Wlth only one’ or twod chlldren, would quite likely ‘be
able to arrange accommodatmn ”chrough 6ther channéls, par-
‘tlcularly housing co- ‘6perafives which havé been gettmg
Commonwealth assistance through loan money divérted from
State housmg‘ authorities- -

It, Was recommended by the Commonwealth Housmg
Commisgsion of 1943 that allocat1on of dwelllngs ‘should be
made on the basis of a prlorlty points system Whlch would
weigh up and score the various aspects of family need in-
cluding famlly s1ze,, unsatisfactory houding condltlons, high
rent and low income. Such a system Would allow income to
be related to family size, This recommendatlon was re-
peated recently by representatlves of the Housmg‘ Commis-
81on who studied éverseas housing’ programs (34). The re-
commendaﬁclon ‘has never been accepted by the Government.
The need for a prlom‘cy pom’cs System is as great now as it
has ever been, and smce there ig a Wal’clng list-for purchase
as well as rental, séme system of priority points should be
applied to purchase alsq., THere should be preference for
those familiesg Whose savmgs are less than £ 500, and whose
income would not allow them fo save more than thig’ within a
reasonable period, so that ‘they have 11tt1e hope of obtaining
housing finance through any other chanpel.
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Rise in Rents

Another obstacle to the Housing Commission's fulfil-
ment of its original function of providing housing for low’ in-
come groups has been the rise in economic rents beyond the
level which low income families could afford. The Commi-
ssion has expressed concern.about this problem over many
years, as the average rentals for new family houses rose to
£3-0-0 in 1956, £4-10-0 in 1958, £5-0-0 in 1959, then fin-
ally between £5-4-0 and £6-5-0 in 1961-2, and as high as
£6-10-0 in 1961-2. (35).

The original 1945 Commonwealth-State Agreement
allowed for averaging of rents, and the 1956 Victorian Royal
Comm1ss1on enqulrlng into the Housing Commaission (36)
urged a much greater us€ of this power. Up to that tlme,
averaging had heen carried out only to the extent of adJust-
ments of a few shillings within particular estates, not on'a
broad scale to reduce the high rents of recently constructed
dwellings by raising thé rents of older houses which had cost
less. The 1956 enquiry suggested that rents for ‘various
houses should vary only with the nurhber of rooms. This
adJustment was considered to be urgent because of the "héead-
long rise" in rents which were becoming beyond tenahts'
ability to pay. In 1963 a-partial averaging was carried dut
so as to reduce maximum rentals, but only'a small mlﬂorlty
of dwellings was affected (9, 464 out of the total number of
31,795). Only 1292 tenancies obtained a decredse in rént,
aﬁa there continued to be a cofisiderable range in rentaIs for
three-bedroom units (from £3-6-0"to £5-1-0 ‘weekly in the
country and from £3-10-0 to £5-5-0 wéekly in the metropoll—
tan area). (37). The possible benefits of averaging are re-
duced as the number of unsold earlier and cheaper houses
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declines; at September 1963 over a quarter of houses built
before 1956 had been sold. (38).

Rent rébates

A :system of rental rebates has existed throughout
the higtory of the Victorian Housing Commission, and.the
cost of rebates has risen, with the rise in rents from £68, 747 .
to £325,494 over 1955-63. The numbers of tenants receiving
rebates has also risen, both in absolute numbers and in re-
lation to the rise in total tenancies. The system used has . -
certain defects which have never been corrected despite .
official recommendations in the early Victorian and Common-
wéalth reports already mentioned, and more recently in the-
1956 Victorian Royal Commission. The most serious defect
is that rents are adjusted only to family income without any
consideration of the number ‘of children in the family. Con-
sideration of the number of dependents was urged by the 1956
Victorian enquiry with the comment that ''theé effect of the
whole weight of evidence is that there comes a time when the
relation of the number of children to the family income pro-
duces a position in which the tenant cannot reasonably be ex-
pected to pay an economic rent'.. (39). The 1956 report
criticized other procedures invelved in the rebate system,
such as delays in assessing changes in income and in grant-
ing rebates to recipients of various social services. The
experience of some applicants suggests also that the likeli-
hood of requiring a rebate may sometimes be a hindrance in
obtaining a Commission dwelling. If this is so, then such a

‘policy constitutes a repudiation of the original purposes of

the Commission.

It must be remembered that while rent rebates now
cost over £ 300, 000 per year, this cost is covered by other
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operations of the Housing Commission, partly through ren-
tals paid by other tenants, and partly through prefit on
house sales. On all its operations the Housing Commission,
now makes a net profit, which amounted to £ 500, 492 in
1960+61, and £427,502 in 1961-2. At 30th June 1963, the
accumulated surplus account ‘of the Commission stood at
£1, 582, 899, the profits for'the previous year being

£ 640, 861.% (40).

* Part of this sum is provision against future interest charges,
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Conclusions:

It.is clear that-families living on an income of £ 20,
pers wéek or legs, especially those with more thap .one or
two-children, have almost no hope. of finding suitable accom-
modation ,on;the current housing market at a price which
they can afford, either through purchase or rental. The
"vulnerable group' of families living on this income num-
Jbers in Victoria somewhere in the region of 55, 000 fami-
lies-living on earnings of less than £1000 per year, plus
some thousands of families dependent on social.service ben-
efitsi The only hope of large numbers of these families for
decent accommodation at a reasonable price is through gov-
ernment housing schemes.

In relatiod to this likely need, and to its dctual-wait-
ing list of 13, 000 families, the ntumber of dwellings being
built each year by the Victorian Housing Commission (2022
in 1962-3) is hopelessly inadequate. Since thé majority of
applicants wish to rent, not purchasé; this inadequacy is
most serious-in relation to dwellings for rental. Over the
past few years the annual number of tenancies, including
vacated premises, ha’s numbered only 2000-3000, including
an increasing proportion of’flats and an increasing number
of multi-storey blocks not suitable for families with young
children.

Recomim'endations :

-

5 1., Increased Rate of Building. To make any im-
pression on the existing unmet need for lpw-priced housing,
the Victorian Housing Commission must increase greatly

its anrfual building program. The only possible source of
incredseéd funds is the Commonwealth. At present the
Comrihission receives approximately £ 95 million annually in
loan thoney from the Commonwealth. This should be in-
creased at least to £12 million annually, the amount received
as long ago as 1953-4.
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2. Lower Interest Rates. Commonweéalth loans for
housing should be made at lower interest rates, to counter-
act the rise in economic rents of State housing authority
dwellings. Since a great part of Commonwealth money used
for capital works and loans comes originally froin general
revenue, even a reduced interest rate represents a profit for
the Commonwealth. This form of subsidy is all the moze
important and justifiable now that the Commonwealth has re-
pudiated -continued responsibility for sharing the cost of ren-
tal rebates. Housing for low income families must be seen
as a preventive social service which justifies Commonwealth
subsidy.

3. Grants for Slum Clearance. There is urgent
need for specific Commonwealth grants towards the cost of
appropriating and clearing land for slum clearance. It has
been estimated that there are approximately one thousand
acres of run-down and slum housing areas in the inner sub-
urbs of Melbourne, and that some 40 to 50 thousand people
live in these areas. At present the Victorian Housing
Commission is able to clear only 15 acres of slums a year.
Its total annual resources for slum clearance amount to
£750, 000, including a subsidy of £ 500, 000 from the State
government. If any significant progress is to be made in
clearing these slum areas in a reasonable time, Common~-
wealth assistance is essential. Commonwealth aid should
be given at least on a two pound for one pound basis match-
ing State subsidies.

4. More Houses for Rental. Since there is particu-
larly acute need for an increase in rental dwellings at reas-
onable rentals, a higher proportion of Commission dwell-
ings should be allocated to applicants for rental. The pro-
portions of dwéllings rented and sold should be consistent
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with the demand fer.each, so that applicants who can only
rent are.not-placed at a disadvantage. Dwellings for rental
should include houses as well as flats. The Commission
should set some minimum figure for the pool of housing
which it will retain for rental; otherwise cantinued sale of
elder-houses and increased building of flats will progress+
ively reduce gpportunities for rental of houses.

5. Allocation for Plirchase. The principle of allo-
cation according to neéd should be applied to sale as well as
rental. Allocation 6f houses for sale should be based on an
assessment of the financial situafion of applicants, coénsider-
ing both income and savings in relation to humber “of depend-
ents, so that a& far as possible Commission houses-are made
available only to prospedtive purchasers, who, have no rea-
sonable -expectation-of being ‘able to buy through: other.chan-
nels of housing finance.

8. Allocation for Rental. ‘Since the Supply of
Commissioh dwelllng‘s for rental will continue for some
time at least to bé madequate in’ relation to'need, what " is
avallable should be- a'llocated by a much more equitable
system based on ‘priority points, allowmg for such factors
as family size, income and ex1st1ng housing difficulties, sb
that fathilies in grieatest fieed areiaccommodated first. To
assist applicants to make realistic future plans,. they should
be given as:accurate as possible.an indication of their.place
on the priority-list. Families permanently dependent on
sbcial service benefits, such:as those on invalid pensions or .
widows' pensions - who-are:in a-particularly vulnerable,
position in‘relation to housing costs - should be accepted as
hawving .a-right to. Housing Commrission accommodation if
necessary. (This policy has been accepted by at least one
other State housing authority, the South Australian I;ousing
Trust.)

o
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7. Upper Income Limit on Tenants:. There should
be an upper income limit for continued tenancy of'a Com-
mission dwelling, to maintain the principle that the Com-
missioh's function is to provide accommodation for those
who are not financially able to find it on the open market.
There are some Commission tenants who, since being allo-
cated dwellings, have reached a financial position where
they would be able to provide housing for themselves. Such
tenants should be given adequate time to make their own
arrangements - perhaps notice of a year or more. Even if
only 5% of the Commission's present rental dwellings were
vacated as-a result of this policy, that would mean 1600
dwellings available to those in greatest need.

8. Averaging of Rents. The-rise in economic rents
of Commission dwellings must be halted if the Commission
is to provide for those who need its help, without increasing
the burden on other tenants and purchasers. As suggested,
lower interest rates on Commonwealth loans would allow a
significant reduction in rents. A more comprehensive
averaging of rents over houses built at different times
would result in a further reduction in the rents of recently
built and most expensive dwellings.

9. Amendments to Rent Rebate System. There
must be a continuation of-a rental rebate-scheme, based on
a more comprehensive process of assessment than the pre-
sent one, particularly in relating rent to number of depen-
dent children as well as family income. Rebates should be
covered by an explicit grant from State government funds,
so that this cost is accepted as a community responsibility
and does not have to be covered by other ‘Commission tenants
and purchasers.

”
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10. Popularise the.Rental Investigati'on Bureau.

If the supply of rental dwellinigs from the Commlssmn in-
creases, the opp:)rtunltles for exorbitant. prévate rentals
will decrease. - .

Meanwhile, public educatlon in the use of the -Rental
Investlgatlon Bureau would reduce the frequency of unfalr
charges for accommodation. It must be reptembered that

- the Vicgtorian Housing Commission is concerned with only

[ one sector of housing, and a comprehensive government
housing-policy should consider private as well as State
'S housing. ¢ _.:

- 11~ Ass1stang:e to Private Tenants on Pensions.
Current social sérvice benefits are not, cglgulated on_market
prices for privately owned accommbodation. In practice, a
family living in prlvately rented accommodation, if depend—
ent on benefits for even a short period, is often faced w1th
a choice of trying to pay rent at the expense of other necess-
1t1esﬁ, or buying other necessities instead, and so risking
eviction. While this situation exists, some rent allowance
should be added to benefits by the State upon proof of need.
An overseas precedent can be seen in the payment of rent
allowances by t}le Natlonal Assistance Board in England
A Vlctorn,an preceden’c exists m the State ass1stance scheme
set up.under the Crown Law Department for old- -age pen-
sioners whose rents were intreased by a determination ef
the Fair Rents Board.

i’ 12. Housing Research. The recent decision of the
[ Commonwealth Government to establish a Federal housing

{ department under a Cabinet Minister, along the lines re-

* commended as long ago as 1944 by the Joint Committee on
Social Security, is a welcome move. One of the functions
of the new authority should be the collection of data and the
sponsorship of research necessary for accurate assessment
of housing need and demand.

wd W
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13. Housing Advisory Service:. At the local level,
there is a need for a housing advisory servite, independent
of any particular source’ of housing or housing finance, from
which any individual could obtain advice concerning alterna-
tive courses of seeking accommodation open to him and in-
formation necessary to safeguard his interests. There is
no such disinterested source of advice at present, and the
results can be costly in terms of unwise action or¥ missed
opportunity.

14. Emergency Housing. Serious thought should be
given to the possibility of setting up some form of emer-
gency housing in which families could stay for a few days.or
weeks while searching for alternative accommodation. Such
a facility should reduce the number 6f childrén placed tem-
porarily in institutions when the family loses its accommo-
dation, and might well also reduce the frequency of unreal-
istic rent commitments undertaken by parents in a state of
panic because they feel they must have a roof over their
heads. It might be difficult for the Housing Commission to
undertake such a service. Another way of providing it
would be for a private organisation to be subsidized to pro-
vide small supervised emergency accommodation, with the
services of trained social workers available. Considering
the costs .~ both financial and personal - of placement of
children ‘in institutions, such a measure deserves serious
consideration.
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VICTORIA: OCCUPIED PRIVATE DWELLINGS CLASSIFIED ACCORDING TO NATURE OF OCCUPANCY

Census 30th June, 1954,

BY'CLASS OF DWELLING, AND SHOWING URBAN AND RURAL DISTRIBUTION.

Class of Dwelling Total Division of State
Nature of Private Share of Flat Other Occupied Metropolitan  Other Rural Total
Occupancy House (a) Private House Ot © Private Urban Urban Victoria
Dwellings
Owner or Purchaser by
Instal ments 400, 628 11,480 4,435 936 417,479 260, 352 78,664 78,463 417,479
% of Total 70. 0 33.6 15.8 5.9 64.2 62.6 64,7 69.2 64.2
Tenant (Governmental Housing) 28, 320 108 1,122 39 é9, 589 14, 723 10, 166 4, 100 29, 589
% of Total 4.9 0.3 4.0 0.2 4.5 3.6 8.4 4.1 4.5
Tenant 129, 357 21, 805 22,144 14,682 187,988 135,463 30, 070 22, 455 1817, 988
% of Total 22.6 63.9 78.7 91.4 28.9 32,6 24,17 19.8 28.9
Other and Not Stated 14,216 147 447 407 15, 817 5,451 2, 657 1, 709 15, 817
2.5 2.2 1.6 2.6 2.4 1.3 2.2 6.8 2.4
Total 572,521 34,140 28,148 16, 064 650,873 415, 989 121,557 113,327 650,873
100.0 100,0 100,0 100,0 100.0 100, 0 100, 0 100, 0 100, 0
Census 30th June, 1961
Owner or Purchaser by
Instalments 541,589 11,250 11,350 1,192 566, 381 371, 077 106,508 81,796 565, 381
% of Total 9.1 39.2 21.4 7.8 72.4 72.1 70.6 72.8 72.4
Tenant (Governmental Housing) 23, 405 95 4, 076 454 28,030 17, 342 10, 324 364 28, 030
% of Total 3.4 0.3 7.1 2.9 3.6 3.8 6.8 0.3 3.6
Tenant 104,487 16,684 36,120 13,699 170,990 117, 373 30,964 22,653 170,990
% of Tétal 15.3 58.0 68.3 87.1 21.9 22.6 20,5 20,2 21.9
Other and Not Stated 14,715 720 1,318 379 17,132 6, 684 3,000 7,448 17,132
2.2 2.6 2.5 2.4 2.2 1.2 2.0 6.7 2.2
Total 684,196 28,749 52,864 15,724 781,533 518,476 150,796 112,261 781,533
100, 0 100. 0 100,0  100,0 100, 0 100, 0 100, 0 100.0 100, 0
(a) Includes sheds, huts etc. used for dwelling purposes, Source: Census of the Commonwealth
(b) A flat is part of a house or other building which can be completely closed 30th June, 1961, Census
off and which has its own cooking and bathing facilities. Bulletin No. 17, Commonwealth
(c) Other Private Dwellings; these friclude private dwellings such as rooms, Bureau of Census and Statistics,

apartments etc. which are parts of buildings but are not self-contained units,

These figures do not include dwellings occupied solely by full-blooded aboriginals,
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VICTORIA: TENANTED PRIVATE DWELLINGS (a) CLASSIFIED ACCORDING TO WEEKLY RENT

(UNFURNISHED) BY ,CLASS OF DWELLING AND SHOWING URBAN AND
RURAL DISTRBBUTION.

Cefisus, 30th June, «1961,

t

Class of Dwelling Total Division of State
Private Share of Tenanted Metropolitan  Other Total
Weekly Rent (Shillings) House (b) Private House Flat Other Private Urban Urban Rural Victoria
* ¢ Dwellings
Under 40/- 19, 784 920 1, 09¢ 428 22,231 9, 712 5, 536 6, 983 22,231
% of Total R 18.9 5.5 3.0 3.1 13.0 8.2 18,0 30,8 18,0
40/- and under 60/- 17, 094 1,427 1, 499 666 20,686 10,261 6,638 8, 187 20, 686
% of Total 16.3 8.6 4.2 4,9 12.1 8,8 21.4 16,7 12,%
60/- and under 80/- 18,323 1,259 2,492 688 18,362 11,497 5,315 1,550, 18,362
% of Total 12.8 11,2 6.9 5.0 10,7 9.8 17.2 6.9 10.7
80/- and under 100 7, 206 1,:307 2, 893. 488 11,892 8,874 2, 654 514 11,892
% of “Total 6.8 1.9 80 4.2 1,0 7.5 8,6 2.8 7.0
100/~ and over 19, 993 2,418 16, 791 880 40,082 36,151 5, 326 605 40, 082
% of Total 19,1 14,5 ¢ 46.5 6.4 123.4 30,8 10,7 2.1 23.4
Not Stated (c) 217, 087 8, '1§3 11,348 10, 549 57,737 41,028 7,495 9,214 57, 131
% of Total 25. 9 52,5 . . 3.4 110 33.8 35,0 24, 2 40.17 33. 8
BN - i
Total 104,487 16,684 36,120 13,699 170, 990 117, 373 30,964 22,653 170,990
100 0 160’0 100.0  100:0 100,0  100,0 100,0  100,0  100,0 .
(a) These figures do not include Housing Commission tenants.
(b) Includes sheds, huts etc.
(c) Includes tenanted dwellings which were rert-free, those rented on a furnished basis, and those for which the rents

Source:  Census of the Commonwealth 30th June, 1961,

were not applicable (e. g, for shop and dwelling combined)

Compatison with"1954 Census Fy_ur_g_

Census Bulletin No. 17, Commonwealth Bureau of Census & Statistics,

1n 1954; the" “proportion of tenantéd private dwellings let at below 40/- weekly rent was 50, 1% comp4ret! with 13, 0% in 1961;

the proportion over 100/ weekly was 1,4% in 1954 compared with 23,4% in 1961. Rises have been most marked in the categories
of flats and share of private house, In 1954, the proportion of flats let at 100/- or more per week was 5, 0%; in 1961 it
was 46, 5%, The corresponding figures for share of private house were 0.6% in 1954 and 14.5% in 1961. Note that the proportion

of cases for which rents were "not stated” (including furnished premises) was over half of share private houses in 1961,
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VICTORIA - NEW HOUSES COMPLETED 1954 -~ 1962 FOR
GOVERNMENT INSTRUMENTALITIES AND PRIVATE
PERSONS ( OR FIRMS )

Year Government Private Persons Total
Instrumentalities (or Firms)
1954-55 4101 19, 738 23, 839
1955-56 3392 19, 260 22, 652
1956-57 2321 17, 864 20, 185
1957-58 2129 19, 238 21, 367
1958-59 2313 22, 016 ‘ 24, 329
1959-60 2081 22, 0176 24, 157
1960-61 1710 20, 384 22, 094
1961-62 1903 17, 066 18, 969
1962-63 1203 19,125 20, 328
Sources: - Victorian*Housing and Associated Demographic

Statistics.1921-1960, Commonwealth Bureau of
Census & Statistics, Victorian Office.

- Victorian Year Book 1963

- Victorian Building Statistics, September 1962, and
September 1963, Commonwealth Bureau of Census
and Statistics, Victorian Office,

VICTORIA - NEW FLATS COMPLETED FOR GOVERNMENT
INSTRUMENTALITIES AND PRIVATE PERSONS

(OR FIRMS)
Year Government Private Persons Total
Instrumentalities {or Firms)

1954-55 638 143 781
1955-56 1062 211 1213
1956-57 452 445 8917
1957~ 58 482 622 1104
1958-59 372 1062 1434
1959-60 632 1430 2062
1960-61 608 3575 4183
1961-62 620 3450 4070
1962-63 908 2864 3772

Source - Commonwealth Bureau of Census and Statistics,

Victorian Office,

FaR
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VICTORIAN-HOUSING COMMISSION OPERATIONS

Year Endec; B0th June :
2

1954 , 1955 1956 21957. 21958 1959 1960 1961 1962 1963
Dwellings Completed - -
Metropolitan area 2200 2464 2625 1438 1347 13417 1406 1275 1175 1138
Remainder of State 1390 1496 1527 1142 1087 1213 1201 942 1225 884
* —_ —— —_— — — —_— —_— ——
Total 3590 3960 4152 2580 2414 2560 2607 2217 2400 2022
Tenancies
New Tenants:
Housed in new dwellings 1064 1803 1076 1081
Housed in vacated dwellings 2083 2574 2778 2300
. Total na, I, a. N4, 3147 4317 3854 3381 1987 2775 2842
Sales 6 - 1205‘ 1798 15?7 2576 2711 2728 2148 1803
— J— —_— . —_— P —_— —_— —
Applications . h d :
New A’ppiications received 10089 12449 15039 13690 11666 12972 11433 9091 9699 8492
Applications lapsed, withdrawn etc, n, a. n.a. . a. 5070 10253 7146 4409 7084 6512 4496
Unsatisfied applications at end of year n.a. n, a. n.a. 16957 13349 15531 17233 14424 13147 13013

—_— — ‘

Sources: Victorian Housing and Associated Demographic Statistics, 1921 to 1960, Commonwealth Bureau of Census and Statistics,
Victorian Office, P. 41 Table, 30,
Housing Commission of Victoria, Annual Reports 1960 - 61, 1961 - 62,

ot

Proportion of Dwellings Sold Tdtal Uhits Built (houses ahd Hats) Units Sold (houses)

1945 Agreerhent 30925 . 8, 213 Source :  Victorian Hansard,
1956 Agreement 12317 6, 553 11 September, 1963.
1961 Agreement 4422 1,469

The Annual Report of the Victorian Housing Commission for 1961-62 stated that up to 30,6, 62, 38% of all houses built or

32% of the total number of houses and flats constructed had been sold. This proportion has increased over recent years

(in June 1961 these proportions were 32.4% and 28, 5%) and the policy of the Commission is to encourage it to rise, thus
reducing further the pool of rental housing.
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RENT REBATES

Victorian Housing Commission - Number of Tenants in Receipt
Cost of Rental Rebates, of Rental Rebates,

1951-2 19, 424 at 30th June, 1945 817

1952-3 44, 418 1950 613

1953-4 60, 638 1955 1,228

1954-5 68, 147 1960 3, 065

1955-6 112,196 1961 3, 352

1956-17 156, 856 1962 3,631

1957-8 208, 906 1963 4,012

1958-9 232, 272

1959-60 240, 350

1960-1 251, 112 ,

1961-2 316, 941

1962-3 325, 494

Sources: Victorian Housing Commission Annual Reports
Report of the Royal Commission to enquire into the operation
of the Housing Acts of Victoria and the Administration of the
Housing Commission of Victoria 1956, P, 43

Victorian Hansard 11 September, 1963, P, 176

Total Number of

Tenancies

3, 022
11, 590
217, 951
32, 663
31, 883
32, 096
32, 359
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4. Consider any medical or other special reasons why

accommodation may not be satisfactory:."

It is apparent from the directions that considerable
discretion. was left to the judgement, of the soc1al workers
assessing potential cases for the study in dec1dmg whether
or not their accommodation was satisfactory. Attempts
were made to provide more objective criteria to guide this
selectlon, but they proved clumsy and complicated and
would Have added to-the  extra effort required:of the staff co-
operating. Moréover, those¢ families interviewed by the
researth workér were visited'at;home and so a comparative
asséssiment of all cases included-was made by one person.

In practice the two most important, categories for
seléction were 3 and 4, those relating to high'rents and poor

. physical conditions or overcrowding. Few families evicted

or- about to be evicted were referred. One obvious reason
. was the dlfflculty of followmg up people whose next address
was unknown “at the tlme of the mterwew, and another rea-~
son was the’ omission of some cases which the social work-

-ers concérned judged to be primarily personality:problems

rather than housing problems. s

Some of the problems of referral illustrate the diffi=
culty of grafting a study like this one on to the programs of:
direct, service welfare agencies. For instance, relevant
cases were missed because the social worker's contact with
them occurred-at times of crisis or acute anxiety when it
wags considered inappropriate-to introduce the study and re-
‘quest their co-operation. Social workers were sometimes
reluctant to request the co-operation of clients whgse own
requests they. were not able to meet because of the dangers

of a bargammg; "' situation. It was agreed from the begin-
ning of the project that no mention of the study should beé
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made to clients if it would harm the casework process.
There was also the constant conflict of priorities for social
work staff who were already trying to handle large case

loads.
Other hindrances to comprehensive referrals were

related to the nature of the current housing situation. For
instance, families who had come to take for granted high
rents or overcrowded conditions tended to be overlooked.

Other families known to have housing problems were
not referred because their family income was greater.than
the specified limit; a number of the social workers co-op- ¢
erating commented on the number of housing problems they
met in the income range of £ 20 to £25 per week. A small
number of cases (eight) were included where the family in-
come was over £ 20 per week; four of these cases represen-
ted incomes of between £ 20 and £22 per week, two received
a fluctuating income with a lower level of £20 and in two
cases the wives were found to be working to save for a house.
These cases are indicated during the report where necessary.

Because of the incompleteness of referrals, it did not
prove possible to come to any conclusions about the total
client groups of the agencies participating.

Interviewing

Of the main group of families some twenty husbands
were interviewed, usually together with their wives. In i
the remainder of cases, i.e. about three-quarters of cases K
(one third of which were-families without 'a male head) the
wife was seen. Of the small contrast group, six or half of
the husbands were interviewed, together with their wives.

2P

As indicated earlier, the interviews took the form
generally described as a focussed interview, covering a

rd
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number of set topics but in a flexible manner adapted to
each situation. The comments of the mterv1ewer, and the
order in which {he sections of the. questionnaire were cover-
ed, varied according to the response of the inferviewee.

Three-quarters of the interviews were carried out
by the research worker, one-quarter by a fimal year social
work student working in very close’contact.

Assessment of Standard of Accommodation

Criteria used -

Overcrowded: Basic requirements accepted:
separation of children over oné year from parents, segre-
gation of children over 10 years by sex, otherwise number
of people sleeping one room assessed in view of ‘space avail-
able; separate room for living, and indoor and outdoor play
spacg. If facilities shared with other households, agsess-
ment made in view of facilities available and number of‘fusers.‘

Aménities considered necessary: cooking fadilities,
stove’ 'sink and stofage space for food; bathing facilities,
either bath or shower with some form' of heating; "washing ér
laundry facilities, either Washln‘g machine or copper Wlth

% L F

» -Rating of satisfactory; moderately unsatisfactory;.
grossly unsatlsfactory This rating was made by an overr
all. asgessment made in congultation between the regearch
Worker and the s,tudent The person who had visjted .the
“famijly déscribed the condltlons of .the accomquathn ,and on-
the basis of this a joint.decision was tmade. 'Fhis groczed,ure
is unot -as-satisfactory as twe 1ndependQnt assessmen’csg but it
was some. guard-against the more-obyious maglfestatlohs of
a part}culaley Ssympathetic response gnthe part of the inters

f - M :f P 1 ”ff‘)»i
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viewer. Usually the third category of "grossly unsaﬁs—
factory' represents more than one of the specific déficien-
cies to an acute degree.

Selection of a Contrast Group

It was hoped to include in the study a contrast group
of families within the specified income group selected
through some other channel than welfare organisations, but
this could not be carried out on any considerable scale be-
cause of difficulties met within the time available.

The first plan was to select families directly through
the.level of earnings -of the father by co-operation with a
number of industrial firms. It was hoped to gain the co-
operation of a number of firms situated in various parts of
the metropolitan area and to ask each to provide a small
number of names selected by some objectiyve procedure
from wage records. These people would then be approach-
ed by letter, asking if they would be willing to be inter-
viewed. However, it proved very difficult to find firms
willing to approve such a procedure. Two firms were
willing to compromise by an arrangement whereby members
of their own staff asked particular employees whether tiqex
would take part in the study. However, both these attempts
proved fruitless; in one case because staff found it difficult
to locate employees Within the specified income limits be-
cause overtime work was general at the time. One firm
was willing to allow the research worker to select from wage
sheets employees within specifiéd earnings limits {the
upper limit of £23 gross was substituted for the limit of
£20 clear). This selection procedure produced about fifty
names of employees’within the appropriate income range
who were sufficiently young to be likely to havé dependent
children. Of the fifty employees who were sent a letter
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. asking for their participation in the study, only thirteen

replled of whom seven were, w:,llmg to be, jnterviewed.

Not all the non-respondgnts were sent a remindep,letter
because of information passed on by interviewees that
there had been a hostile reaction on the part of some recip-
ients of the first letter. Those employees who did take
part were very helpful and interested. Discussion of the
project with groups of employees,with opportunity for ques-
tions and discussion,probably would have reduced the pro-
portion unwilling to participate. However, the earnings
limit involved in selection was an obstacle to such an app-

roach.
A second channel was tried by asking the help of a

co-operative housing group, with the idea of studying a
number of -families who were home purchasers though re-
ceiving no more than £20 clear per week. The co-opera-
tive housing group supplied a list of twenty-eight members
in a number of different outer suburbs. Unfortunately
follow-up resulted in only three interviews with families
within the specified income limits, and two with families
whose income had recently increased beyond these limits.
Many of the couples were at the stage when there were as
yet no children and the wife was still working; some app-
eared to be members not yet married. Many were mig-
rants whose names suggested Southern European origin.
These factors probably help to explain the number who did
not reply to letters sent to them and were out at the inter-
view time suggested.

A number of interviewees offered to ask friends to
participate in the study. Two families approached through
such secondary contact were included in the contrast group.
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Lack of time prevented futrther channels being tried
to select a larger contrast group and so only very limited
use could Be made of small group covered.
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