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British housing: 1900 to the
present day
.

The early years: 1900–1918

It was not until the turn of the twentieth century that a real effort was made to deal with
the huge legacy of poor housing handed down
by the industrial revolution. In the nineteenth
century a number of philanthropic individuals and organisations attempted to provide
better housing for the working classes. Titus
Salt’s village at Saltaire, near Bradford, Peabody
Trust housing in London and William Lever
and George Cadbury’s Garden Villages of
Bourneville and Port Sunlight still remain as
monuments to individual people who saw the
benefits of decent housing for their workers.
Garden cities

The publication of Ebenezer Howard’s
Tomorrow: A Peaceful Path to Real Reform
(retitled in 1902 Garden Cities of Tomorrow)
[1] and the formation of the Garden City
Association in 1898 led to the founding of
Letchworth Garden City in 1902 and
Hampstead Garden Suburb in 1906. At
the same time, Joseph Rowntree started to
build New Earswick, York.

1

Ebenezer Howard saw his garden cities in
economic, social and political terms as well
as physical. His vision was to create new selfsufficient “social cities” of 250,000 people, set
with their own commerce and industry in the
countryside. Each social city would consist of
a central core of 58,000 people connected
within a circle of six independent and widely
spaced garden cities, each with populations of
32,000. His plans included an agricultural belt
to be farmed on behalf of the community and
to serve as a barrier to limit urban development. It remains the only new town where the
land originally acquired for the development
is still held in trust for the community [2].
Excess money from rent would be used to set
up pension funds and community services. Any
profit arising from development in the town
must be used for the benefit of the community
as a whole. In these ways he was unknowingly
the first advocate of sustainable development.
Howard’s ideas were ably translated in
architectural terms by architects Raymond
Unwin and Barry Parker (Fig. 1.2). Their design
set out to avoid the monotony of the uniform grid plans of nineteenth century housing.
They restricted density to 12 houses per acre

Figure 1.1 Lubetkin’s flats at Spa Green still in excellent condition (p. 7).
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Figure 1.2 Cottage housing in Letchworth.

(30 dw/ha) and planned the layout carefully to
take advantage of the existing landform, trees,
hedgerows and other natural features of a site.
Their cottage designs reflected the popular
English romantic ideals of the time [3], producing an architectural quality, which “materialised
the Englishman’s ideal conception of home as a
unit of house and garden combined” [4]. This
fundamentally remains the housing preference
of most British people today.
Government intervention

Despite Howard’s energy, the garden city
movement merely touched the fringe of the
housing problems of the time and clearly a
more concerted effort was required. Under

the Housing of the Working Classes Acts of
1890 and 1900 local authorities were empowered for the first time to buy and develop
sites to build houses for rent. The legislation was not mandatory but a few authorities
were quick to respond. The London County
Council (LCC), founded only a few years previously in 1888, built both tenement blocks
(Boundary Street) and cottage estates
of two-storey housing with gardens at both
front and rear (Totterdown Fields, Old Oak
Estate and White Hart Lane).
Homes fit for heroes: 1918–1939

It took a world war and the fear of revolution
to bring about real change. Reconstruction
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after the war meant a totally new outlook and spirit of concern to deal with the
problems. In his speech to the electors of
Wolverhampton in 1918, the Prime Minister,
David Lloyd George, vowed, “to make Britain
a fit country for heroes to live in” [5]. His
words were embodied into legislation in
the 1919, Housing and Town Planning Act,
introduced into parliament by the Minister
of Health, Christopher Addison. The Act
instructed local authorities to survey the
housing needs of their area and prepare programmes for meeting them. For the first time
local authorities could seek government subsidy to support their programmes. Subsidy, in
some form or other remained a feature of
British housing for many years to come.
Garden city ideals

There was no doubting the preference for
garden city housing. The Tudor Walters
Report of 1919 [6] embraced this fully. A
prominent member of the committee was
Raymond Unwin. His influence ensured
design criteria, which remained in place for a
quarter of a century. The key features were
semi-detached houses and short terraces
made up of wide frontage houses with densities of 12 dwellings per acre (30 dw/ha) in
towns and 8 per acre (17 dw/ha) in the countryside and a minimum planning distance of
70 ft (21 m) between adjacent rows of dwellings. In many cities and towns, the “cottage”
estates, began to be laid out with great care
and pride by local authorities [7].
The garden city movement rejected the
city as it then existed and searched for better solutions based on the countryside and
the village. Layouts were to take their form
more naturally from the site and the dwelling design was to reflect a rural image [8]. At
this time the debate began on how to accommodate the motorcar, which began to have

an impact on the urban scene in terms of
dealing with through traffic and congestion. It
also gave access for more people to live in
the new suburbs and the countryside beyond.
There was disagreement amongst architects on layout arising from the contrast
between Parker and Unwin’s theories and
the beaux-arts style of straight roads and formal symmetrical layouts advocated by Patrick
Abercrombie and Professor C.H. Reilly of
Liverpool University [9].
Addison Act, 1919

This Act became the basis for all local authority housing built during the inter-war years.
The Ministry of Health “Housing Manual”
of 1920 illustrated typical cottage plans.
The Tudor Walter’s report recommended
separate parlours, but the Health Ministry
preferred non-parlour types because these
were considerably cheaper to build. Kitchens
were merely “sculleries” and the bathroom
was on the ground floor with the coal store
nearby. They lacked many of the facilities that
are now taken for granted but, at the time,
they were great improvements on previous
housing.
A lowering of quality

The lowering of subsidies by the Wheatley
Act in 1923 and subsequent funding cuts during the recession reduced standards and general design quality. The early images of Parker
and Unwin, which had formed the basis of the
Tudor Walters Report, were rationalised and
simplified. The difference in quality became
evident. The Garden City Association felt
betrayed. Ebenezer Howard had campaigned
for the construction of 50 new towns. In
reality, Welwyn Garden City founded in
1919, was to be the only other new town
built until after the Second World War.
5
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Slum clearance

The 1930 Greenwood Housing Act introduced subsidy to assist local authorities with
slum clearance. It encouraged higher density
housing and the building of flats in city centres. These were mainly in walk-up form in
blocks of not more than five storeys in height.
At this time the influence of contemporary
housing in Amsterdam, Berlin and Vienna was
strong and this can be seen in many of the
design solutions.
Density and prefabrication

The building of flats in the 1930s fuelled the
density debate, which was to continue throughout the century. Also emerging were the new
radical ideas of Le Corbusier as expressed in
his proposals for La Ville Radieuse (1922) and
through his creative use of reinforced concrete
to produce simple artisans’ housing with free
form plans. This stimulated the beginnings of an
interest in prefabricated housing adopting radical building technology such as concrete and
steel framed construction.
Influence of the Bauhaus

In parallel to Le Corbusier, a number of new
developments in London in the 1930s were
influenced by the architecture of the Bauhaus
and the concepts of the CIAM (Congress
Internationaux darchitecture Moderne) and
the 1933 Athens Charter, the basic principle
of which was to let a rationally thought
out and functional interior express itself in
the building form, without recourse to any
applied ornament or style. Architects escaping the Nazi regime in Germany joined with
young British architects to design a number of
unornamented “white” blocks of flats (Isokon
flats, Kent House, High Point 1 and
2, Kensall House and Pullman Court,
Streatham). High Point 1 quickly became an

icon for architects. Together these schemes,
and the simultaneous publication of F.R.S.
Yorke’s The Modern Flat (1935) [10], were to
have a phenomenal influence on housing design
in the early post-1945 years. On a much larger
scale in Leeds, the eight-storey Quarry Hill
flats, built 1935–1941, was modelled on the
Karl-Marx-Hof housing in Vienna. It involved a
highly experimental form of prefabricated concrete construction, which, by the 1980s had
so seriously deteriorated, that demolition was
considered by Leeds City Council to be the
only solution.
Private housing development

The most significant development between
the wars was not council housing but the
construction of large numbers of housing
for sale. Over a quarter of a million new
houses per year were sold to the new middle
classes – civil servants, professional people,
office workers and others, whose earnings
were sufficient for them to afford the regular
mortgage repayments to the building societies. Some 75 per cent of the 4 million dwellings completed between 1919 and 1939 were
built by the private sector. Private developers
seldom employed architects and their housing took on an all too familiar appearance.
Most layouts conformed to planning criteria set down by the Tudor Walter’s report.
Much of the housing was built along the new
main roads leading out of the towns and cities. “Ribbon development” and the increasing
use of good agricultural land fuelled constant criticism from planners and writers,
and paved the way for higher-density housing
after the Second World War.
Years of hope: 1945–1951

Very little new housing was built during
the Second World War. However, the war
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produced a revolution of socio-political
ideas that previously would have been considered unthinkable. During the war, people
had come to accept organisation from above,
and they wanted a post-war reconstruction
programme, which would “win the peace”.
Throughout the country the housing shortage
was severe. Positive planning was called for
to tackle both slum housing and the effects of
the bombing which had destroyed or made
permanently uninhabitable some half a million homes. All political parties accepted that
the state had a major role to play in tackling
the nation’s housing problems. A number of
local authorities were quick to respond, most
notably the London Borough of Islington with
highly innovative flats inspired by Lubetkin

at the Spa Green and Priory Green
Estates, which had been planned just before
the outbreak of the war (Fig 1.1).
Prefabricated housing

The Dudley Report and the Housing Manual
of 1944 recommended the use of prefabricated houses as a means of building more
quickly and during this period local authorities
used a whole range of concrete, steel and timber systems – BISF, Spooner, Weir, etc. These
were generally well liked. Most interesting
were the “prefabs” built for people who had
become homeless as a result of the bombing.
The prefabs offered their occupants a standard
of living that they could never have dreamt of.

Factory-made equipment

BAL
BTH

WK
B1

N

LR

B2

B3

H BTH

LR

WK

Figure 1.3 Post-war
prefabricated housing: most
contained the kitchen/
bathroom-combined unit
made of pressed metal
shown here in a threebedroom house and a
three-bedroom flat (From
Ministry of Health/Ministry
of Works, Housing Manual
1944, HMSO, 1944, pp. 86
and 89).
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Most had built in cookers and refrigerators
as part of factory made kitchen/bathroom
units (Fig. 1.3). Under the powers in the 1944
Temporary Housing Programme, local authorities built over 150,000 prefabs. They were generally intended to have a lifespan of around 20
years, but most far exceeded this expectation.
As late as the early 1990s the “little palaces”
were still popular with their occupants. A few,
which have in recent years been modernised
(Wake Green, Birmingham) will undoubtedly have a long life.
The neighbourhood unit

Both the Dudley Report and the 1944
Housing Manual [11] recommended planning
new housing in neighbourhood units. These
varied in size from 5,000 to 10,000 people
and contained smaller homogeneous housing groups of between 100 and 300 dwellings.
Neighbourhoods of this size could support
a primary school, a range of local shops and
other community facilities.
Scandinavian influence

The influence of post-1930 housing by
Scandinavian architects was considerable in
the early years after 1945. Their projects
featured in many journals and government
publications and were admired for their
modest domestic scale and use of natural
materials. Scandinavian layouts followed principles first used in 1930 by Walter Gropius
for his Seimensstadt housing in Berlin, where
blocks of flats were arranged in rows on an
east–west orientation in open landscape to
allow maximum sunshine penetration into living rooms. Sunshine was perceived in Britain
to be important to good health. Therefore
the layout principle was widely accepted and
no one had any doubts about separating the
housing from the streets. Amongst the first

schemes laid out this way were Churchill
Gardens and Roehampton.
1949 Housing Act

The Health Minister, Aneurin Bevin, was concerned to ensure that council housing would
be available for a wide cross-section of society. His ideas were incorporated into the
1949 Housing Act, which removed the obligation on local authorities to provide housing
only for the working classes. They were now
free to create balanced communities and to
meet all housing need irrespective of social
class. [12] He believed that good housing was
important to health and he wanted to create housing for everyone in which the doctor, the baker and the butcher all lived next
door to each other. Regrettably, this opportunity was never developed as local authorities
concentrated on meeting their most critical
housing problems. The 1949 Housing Manual
[13] contained minimum space standards for
dwellings that have not been bettered even by
the 1961 Parker Morris standards. The Manual
criticised the monotony of the pre-war estate:
“Unity and character are best achieved in
low-density areas by the use of terraces and
semi-detached houses in contrast with blocks
of flats, and public buildings, and in other
areas by a mixture of three-storey terraces
and multi-storey flats and maisonettes” [14].
Housing of all forms and densities was shown
in plans and photographs. Much attention was
given to the need for careful design in rural
areas, which was exemplified in the new village housing in Ditchingham, Norfolk (Fig.
1.4). High-density housing was seen as necessary in urban areas and examples illustrated in
the manual included the Spa Green (Fig 1.1)
and Woodbury Down Estates in London.
The Manual contained a chapter on the use of
non-traditional systems of house building. It
advised of the economies in time, labour and
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Figure 1.4 Tayler and Green at Ditchingham,
1948.

cost that could be effected by the prefabrication of internal parts and fittings to fit a shell
of standard size, whether in brick or in other
forms of construction.
Mixed development

The concept of “mixed development” was
based on the social perception that people
would, in accordance with their needs, freely
move from one kind of dwelling to another
within an estate. The first home of the typical
young family would be a flat in a tower or a
four-storey block. Here the first child would
be born. After the arrival of the second child
a house with a garden would be more suitable. With the approach of old age, the occupants could find a house too large for their
reduced needs and a more manageable flat or
a bungalow would now be preferable. Mixed
development appeared in every town and
city (Roehampton and Gleadless Valley
Sheffield), but the concept was flawed
because mobility between the various forms
of dwellings never became a practical reality.
Mark 1 new towns

A major concern of the immediate post-war
years was planning the overspill of population

from the large cities. Patrick Abercrombie’s
Greater London Plan of 1944 recommended the establishment of new towns as
planned settlements of balanced communities with a target population of between
50,000 and 100,000 people. In 1946 proposals were announced for the first new
town at Stevenage, which was quickly followed by others at Harlow, Crawley, Hemel
Hempstead, Welwyn (previously a garden
city), Hatfield, Basildon and Bracknell. The
designations also included Newton Aycliffe,
Peterlee and Corby, which were new towns
to provide workforces for large local industries. Sir Lewis Silkin, the minister for town
and country planning, saw new towns as
places where “all classes of community can
meet freely together on equal terms and
enjoy common cultural and recreational
facilities”. They were also to be “architectural
fanfares for the common man, woman and
booming baby” [15].
The planning of the new towns embraced
the concepts of the neighbourhood unit
and mixed development. The Development
Corporations employed architects and
consultants of the highest calibre including Berthold Lubetkin at Peterlee and Sir
Frederick Gibberd at Harlow. Their role was
significant in the development of the masterplans and determining the urban and housing
design strategy. At Harlow Gibberd became a
legend for his “design” [16] of the new town
and many people in the town still commonly
know his name.
Politically the new towns were unpopular
with local authorities, which related the population loss to a fall in revenue. Rural authorities, where the new towns were designated,
were concerned about all the new development in their back yard. Nevertheless over 30
new towns were built throughout the country including several in Scotland, Wales and
Northern Ireland.
9
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The Festival of Britain

The period culminated in 1951 with the
Festival of Britain in London. Whilst enjoying
the pleasures on the South Bank site, people
were encouraged to visit the “live” architecture and planning show of the festival. The
new Lansbury Estate, built in the East End
of London, modelled all the new planning
and design concepts complete with schools,
a pedestrian shopping centre, churches and
community buildings. The intention was to
demonstrate the future to come. However,
the reality in 1951 was more concerned
with the general election and the return of
Conservative government with promises of
new approaches to housing development.
The scene had been set for what was to be
an explosion in housebuilding over the next
30 years.
In pursuit of an ideal: 1951–1979

The incoming government of 1951 introduced economies and lowered standards
in order to build greater numbers. Through
the medium of Harold Macmillan’s “People’s
house” (Fig. 1.5) [17], the increased use of
terraces, narrower frontages to raise density
and fewer internal facilities were advocated.
For the first time, plans for family flats above
ground floor level were recommended.
Mixed development continued to be the basis
of design until the emergence at the end of
the 1950s of high-density housing.
High-rise development

The 1960s and early 1970s are synonymous
with high-rise housing. Politicians, planners
and architects alike all welcomed the move
away from the suburban housing sprawl of
previous years. The influence upon architects of Le Corbusier’s Unite d’Habitation in

Figure 1.5 “The people’s house”, 1951
(MoHLG, Houses 1952, frontispiece).

Marseilles, completed in 1952, proved highly
significant in promoting the modernist image.
It symbolised “the futurist view of … modernity as the saviour of the housing crisis” [18].
Le Corbusier’s vision was of clean, healthy
housing in a green parkland setting with
houses built in a mass-produced manner like
ships and aeroplanes. His views were widely
supported by contemporary architectural
writers. In 1953, J.M. Richards and Gordon
Cullen made bitter attacks in The Architectural
Review on what they called the “prairie planning” of post-war new towns [19]. Both
demanded more urban and higher-density
development: “Towns should be planned as
towns which is denied by the present suburban sprawl” [20]. The Unite was the concrete
embodiment of Le Corbusier’s longstanding
theories and programmes concerning housing. Such an event had not occurred since
Ebenezer Howard’s day and it started a process of questioning and reappraisal of the housing problem in Britain: “Where do we want to
live? What sort of houses do we want?” [21].
This fuelled the imagination of an architectural
profession eager to make its contribution to
the reconstruction of Britain [22].
The first point block of flats constructed
in Britain was Frederick Gibberd’s elevenstorey block at The Lawns, Harlow
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Figure 1.6 Alton West, Roehampton.
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New Town (1950), but the most important of all the early schemes using high-rise
blocks were Alton East and Alton West,
Roehampton. Built by the LCC between
1952 and 1958, the influence of Le Corbusier’s
Unite d’Habitation is clear to see. The latter of the two projects, Alton West, set the
trend in Britain for the use of pre-cast concrete components (Fig. 1.6). G.E. Kidder Smith,
a leading American architectural critic of the
time claimed it to be “probably the finest lowcost housing development in the world” [23].
Nicholas Pevsner “canonised” it as “one of the
masterpieces of post-war residential design …
which stood foursquare in the greatest tradition of British picturesque landscaping” [24].
There were reasons other than architectural for attempting to convert Le Corbusier’s
image into reality. The race to build larger
numbers of new dwellings took on an overwhelming political significance. Targets of half
a million soon overtook Harold Macmillans
initial objective of building 300,000 homes
per year. The Slum Clearance Act of 1955
fuelled the issue as local authorities drew up
their 10-year programmes for huge amounts
of clearance and redevelopment. Sheffield had
one of the largest programmes and achieved
3,651 dwelling completions in 1965.
There was a shortage of land within the
industrial towns and cities. Local authorities
favoured high-density housing as it reduced
their population loss. It was also firmly
believed by both the government and the
local authorities that the building industry
could not cope with the volume of houses
required using traditional craft-based methods
of construction. Industrialised methods had
to be employed. These could only be financially viable if development was organised on
a large scale, which meant building high-density
flats and maisonettes. The pressure from this
forced the government to introduce legislation
that positively encouraged high-density public

sector housing through their subsidy system –
the housing cost yardstick.
The peak years of “high-rise” housing construction were from 1958 to 1968. The tallest
blocks were thirty-one storeys in height at
Red Road in Glasgow. In reality little more than
2 per cent of the housing built at this time was
in tower block form as the vast majority was
six-storeys or less. Most schemes were mundane and few reached the early expectations
of the immediate post-war years [25]. They
made little physical link with their surroundings and had few urban amenities within themselves (as was the case with Le Corbusier’s
“Unites”) nor anything around which would
have made them viable communities. On urban
sites these flats frequently occupied tight plots
and any surrounding space was taken up with
road access and car parking. They were also
built on the periphery of towns and cities from
which there were inadequate public transport
links to urban centres.
Streets in the sky

The influence of Le Corbusier’s ideas was
expressed further in the development of deck
access housing. The concepts of “streets in
the sky” and “cluster housing” were first identified in the unsuccessful entry by Alison and
Peter Smithson in the 1952 Golden Lane
housing competition. The Smithsons, who
were members of CIAM X (Team 10), argued
that “streets would be places and not corridors or balconies, thoroughfares where there
are shops, postboxes, telephone kiosks” [26].
Unlike the central corridors in Le Corbusier’s
Marseilles Unite, the Smithsons’ streets would
be “open to the air although covered over,
giving views to parkland and open space”
[27]. Their Criteria for Mass Housing, published
in the Team 10 Primer, 1957, had a considerable impact in defining “the new brutalism”
[28]. They were ultimately to design only one
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scheme that reflected these principles, at
Robin Hood Lane in Tower Hamlets (DLR
All Saints) which proved most unpopular with
its occupants (Fig. 1.7).
Sheffield

The Smithson’s concepts did however became
a reality at Park Hill, Sheffield, where,
in the years between 1955 and 1965, the
City Architect’s Department, led by Lewis

Wormersley, established an international
reputation for its innovative housing design.
Park Hill, with its “streets in the sky”, was
built on a steep hillside overlooking the railway station (Fig. 1.8). Harold Macmillan said
it would “draw the admiration of the world”
[23]. It had its own schools, shopping precinct, nursery, churches, pubs and community {AQ1}
centres. Part of its initial success was due to
an enlightened policy for the time of moving
whole streets of families into the new “rows”

Figure 1.7 Robin Hood Lane.
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so that neighbours were kept together.
Community development officers helped the
people settle in and set up social activities. As
it was experimental, Park Hill received extra

government funding and this enabled the
general standard to be higher than in later
schemes built by other local authorities. Most
noticeable elsewhere was the reduced width

Figure 1.8 Park Hill, Sheffield.
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of the decks that became little more than
access galleries.
Cluster housing

The concept of cluster housing related to the
Smithson’s vision of “community” and “feeling of identity”, which had its origins in the
“unadulterated vitality of life in the East End
street” [29]. The cluster block as developed
by Denys Lasdun at Usk Street (1952) and
Claredale Street (1960), both in Bethnal
Green, reflected these principles but neither
proved popular with their occupants.
Space standards

Internally, the dwellings of the 1960s were
designed to good space standards for the time.
The Parker Morris report, Homes for Today
and Tomorrow, published in 1961 [30] set out
a new range of overall dwelling sizes based on
thorough investigations into how people lived
(Fig. 1.9). It concluded that space standards
should not be concerned with room sizes but
with the number of occupants. Design Bulletin
6: Space in the Home [31], first published by
the MoHLG in 1963, Developed the principle
through defining spaces between the furniture

in each room. From 1969 to 1981, the Parker
Morris standards were mandatory for all public sector housing, but were never accepted
by the private sector to which the report was
also directed.
Housing Cost Yardstick

Funding levels and subsidy for new development had to be determined in relationship to
Parker Morris standards. This was achieved
through the Housing Cost Yardstick System
introduced by the Housing Subsidies Act 1967
and set out in the accompanying manual [32].
All too quickly the yardstick became geared
to density and high-rise development and
minimum standards became maximum.
Contractor designed housing

There was a shortage of architects both in
private and public sector practice that meant
that local authorities relied heavily upon the
contractors who offered a combined planning,
design and construction service. In the mid1960s authorities were inundated with representatives selling their company’s systems
of construction. Far too many systems were
untried and tested before use. Supervision on

Figure 1.9 How people live:
an illustration by Gordon
Cullen from the Parker
Morris Report, Homes for
Today and Tomorrow,
1961, pp. 1 and 49 (Crown
copyright).
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site was often poor. Prefabricated panels were
damaged at the edges and in the corners during construction, which produced leaky joints.
Designs failed to consider cold bridging which
caused dampness and mould growth that was
to become worse where tenants could not
afford to run the central heating systems. Poor
construction was followed by bewildered management and poor maintenance in local authorities whose staff lacked the skills and experience
to cope with the legacy handed to them.
Radburn layout

a more humanistic participatory approach to
housing development.
The Research Group and later the Housing
Development Directorate (HDD) of the
Department of the Environment, under Pat
Tindale, researched key design issues and produced a whole series of bulletins, occasional
papers and other publications that offered
guidance and feed-back on design and development, much of which is still relevant today.
Of particular merit were the design bulletins and occasional papers on topics such as
mobility and wheelchair housing and research
on space in the home and residential roads
and footpaths conducted by John Noble [33].

One of the key references in the Parker Morris
report was to the use of layouts which segregated pedestrians and vehicles along the lines
developed during the 1930s in Radburn, New
Jersey, USA. The Radburn concept responded
to a genuine fear of increasing danger from the
growth in car ownership but there were inherent problems related to building houses in terraces whereas at Radburn the houses were
detached or semi-detached with access to
the front door from both sides of the house.
There were also serious problems due to a
lack of security in the rear parking courts and
the separation of housing from the street was
not liked.

Inherent in the research into the industrialisation of housebuilding was the recognition that
certain elements such as staircases and bathroom fittings could be standard even though
dwellings might differ in size. This theme
was developed in a series of generic plans
produced in 1965 by the National Building
Agency (NBA). The NBA’s standard range of
house shells was intended to prevent abortive time being spent on house planning and
to streamline production.

Research and Development

Flexibility and adaptability

The MoHLG’s Research and Development
Group under Cleeve Barr and Oliver Cox
experimented with new housing forms in an
attempt to set standards and collaborated
with local authorities to build and test their
ideas. The Research and Development Group
developed its own 5 m system, which was
built as a pilot project in 1961 at Gloucester
Road in Sheffield. From the outset Oliver
Cox expressed his concern over the way
in which the development of industrialised
housing was proceeding. He preferred to see

Concepts of flexibility and adaptability were
considered through the development of pilot
houses by the MoHLG at the Ideal Home
Exhibition in 1962 (Fig. 1.10). The arguments
were further implemented after 1967 through
the development of PSSHAK (Primary
System Support Housing and Assembly
Kits). This concept had visions of using industrialisation to offer choice. The system provided movable partitions, which enabled the
tenants to decide on the relative sizes of
rooms for themselves, and when one family

Standardisation of plans
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moved, or the children grew up, the sizes of
the rooms or the size of the flat could change.
A pilot scheme was built in 1977 at Adelaide
Road/Eton Road, Camden.
The decline of high rise

Initially high-rise was accepted as people
enjoyed modern facilities within the home for
the first time. However, few people warmed
to the modernist images. The rejection was
heightened by the shear size and scale of
many of the schemes. There were also serious problems with noise transmission
between dwellings. People felt isolated and
flats above ground level were clearly unsuitable for families with children. The problems

Entry Lav
Bed-sitting
120 sq ft

Figure 1.10
Expandable/adaptable
houses designed by the
MoHLG’s Research and
Development Group
and erected at the Ideal
Home Exhibition in 1962.

were aggravated by a spiral of social and economic decline as communities were hit badly
by unemployment following the collapse of
traditional heavy industry from the 1970s
onwards. The gas explosion at Ronan Point in
May 1968 hastened an end to high rise and
by the mid-1970s industrialised housebuilding
had virtually ceased.
High density/low rise

The unpopularity of high-rise development
at the end of the 1960s led to a change in
direction. Housing forms were sought that
accommodated families at ground level in
dwellings with gardens with other dwellings above. Some solutions were ingenious,
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Figure 1.11 High-density/low-rise housing, Maiden Lane, Camden.
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but the over-complex forms required more
sophisticated maintenance techniques which
local authorities had difficulty in providing.
A conviction for modernist housing still
remained an important vision for many architects in the 1970s. It was inherent in providing better housing for people.
Prominent amongst these was the Camden
Borough Architect’s Department, headed by
Sydney Cook. Under his direction, Neave
Brown, Gordon Benson, Alan Forsyth and
others designed a number of highly ambitious schemes between 1968 and 1971 at
Highgate New Town, Maiden Lane (Fig.
1.11), Alexandra Road and Branch Hill.
Most of the Camden schemes were built on
the consistent pursuit of a single idea – the
linear stepped-section block based on Le
Corbusier’s designs as personified in Atelier 5’s
1962 Seidlung Halen in Berne.
A very different approach was adopted
by Darbourne and Darke for their scheme
at Lillington Street, Pimlico, built between
1961 and 1971. Here the buildings are clad
externally in brick and tile and the modelling
of the blocks is designed to express individual
dwelling units [34]. The approach produced a
landmark project that was much admired and
copied during the 1970s.
Theoretical design models

Most influential at this time were the mathematical studies of built form in the studies at Cambridge University in the 1960s by
Leslie Martin and Lionel March. These proved
that low-rise housing could be created at
the same density as high-rise development.
Two of their studies, published in Urban
Spaces and Structures (1972) [35], related to
“courtyard” housing and “perimeter” housing
(Fig. 1.12).

Using hypothetical models, courtyard
housing was shown to provide five times
more accommodation than tower block development on an equivalent site. It could also
achieve over half as much accommodation
again as a terraced layout. The concept took
physical form in Neylan and Unglass’ schemes
at Bishopfield, Harlow and at Setchell
Road, Southwark. Phippen Randall and Parks
also used a patio form in the hugely successful
co-ownership scheme at The Ryde, Hatfield.
Regrettably Bishopfield, after initial popularity
with its residents, declined due to crime, vandalism and anti-social behaviour, and the separation of the house from the street.
The principles of perimeter housing
lie in the geometry of the “Fresnel Square”.
When translated into architectural terms the
concept is that the traditional tower block isolated within a square of green could be developed as low-rise housing in a ring around the
edge of the green without the loss of dwellings. The principle was developed into built
form at Watermeads, London Borough of
Merton and at Duffryn, Wales [36].
Mark 2 new towns and planned overspill

Even with high-rise housing, it was impossible for local authorities to rehouse in new
development within their boundaries all the
people and facilities displaced from the slum
clearance areas. New towns and planned
overspill developments were therefore an
important part of the governments overall
new housebuilding programme. This policy of
population dispersal was supported by town
planners who considered that the social,
economic and planning problems of the inner
cities could not be tackled without some
people being moved out. The GLC was particularly active through its “Expanded Towns
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Diagrams to
illustrate the
benefits of
courtyard
housing
Pavilion

Street

Court

Built potential

Court

Built potential:
ratio of the floor
area of the built
form of the site
area

Street
Pavilion
Number of storeys

Figure 1.12 The Fresnel Square and Court
housing: diagrams illustrate alternatives to
high-rise housing (Redrawn with approval from
Martin, L., and March, L., Urban Space and
Structures, Cambridge University Press, 1972,
pp. 36–37 and AR, 4/80, p. 207).

Policy” and planned overspill under the 1952
Town Development Act, which included major
expansions of Basingstoke, Bletchley (later
Milton Keynes), Swindon, and a number of
East Anglian towns including Haverhill, Kings
Lynn and Thetford.
After 1960 a further group of new towns
were designated (Fig. 1.13) amongst which
were Skelmersdale, Runcorn (later Runcorn

and Warrington) and Central Lancashire in
the North-west, Washington in Tyneside,
Redditch and Telford in the West Midlands,
Peterborough, Northampton and Milton
Keynes in the South-East. Others were designated in Scotland and Northern Ireland. In
total, from 1946, 32 new towns were built in
Britain with a total population of 2.5 million.
Politically the new towns were not always
popular with local authorities that related
the population loss to a fall in revenue. Rural
authorities, where the new towns were designated, were concerned at all the new development in their back yards.
The master plans for these new towns
provided an opportunity for their planners
to explore a number of different models. The
road grid plan at Washington and later at
Milton Keynes (both designed by Walter Bor
of Llewellyn Davies and Partners) was based
on achieving a high level of personal mobility.
Runcorn’s figure-of-eight bus-only route gave
an alternative emphasis to public transport.
Most of the new towns experimented with new
ideas in housing design. Runcorn (later Runcorn
and Warrington), Washington and Telford successfully pioneered new ways of integrating the
car into housing layouts. Runcorn developed
the access-way (Halton Brow) whilst shared
pedestrian/vehicular courts first appeared in
Washington in the late 1960s. Milton Keynes
developed complete cycle networks. High
standards were set for the design of external
spaces and planting. These innovations contributed much to the DOE’s planning and design
bulletins and occasional research papers and
had a significant influence over local authorities, the planning system and the general level
of quality of development.
Housing Associations – the beginnings

The Housing Association movement began in
the 1830s with the Society for Improving the
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Figure 1.13 Location of the New Towns.

Conditions of the Labouring Classes. However,
Housing Associations were of little significance until in the 1950s when they became
involved in building special needs housing, particularly sheltered housing for elderly people.
They received their major boost in the 1964
Housing Act in which the government established the Housing Corporation as a promotional body and the channel of finance. Most
new schemes were small with an emphasis
on meeting special need and developing urban
infill sites where the architects took care to
make the schemes fit the sites and the localities. Prominent in this area of work was the
York University Design Unit led by David
Crease, which designed some highly influential housing in Heslington, York for the growing University and newly established housing

associations for which he helped secure funding from the Housing Corporation (Bretgate/
Walmgate, York) [37].
Encouraged by the 1967 Civic Amenities
Act, Housing Associations became skilled in
conservation and the conversion of old buildings into housing. This experience introduced
associations to the larger and more difficult
task of rehabilitating pre-1919 housing in
inner urban areas. Working closely with local
authorities, they established local offices and
proved themselves particularly adept at working with communities, many of which included
black and ethnic minorities. Frequently the
residents were elderly owner–occupiers
whose homes were in serious disrepair. The
task often went far beyond this into areas of
environmental improvement, helping local
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groups promote community activities and
generating employment opportunities [38].
Improvement of pre-1919 housing

The 1969 Housing Act created a new emphasis. At this time the worst of the Victorian
slums had been cleared and most of the pre1919 housing that remained, if adequately
repaired and modernised, was capable of
having a longer life. Prominent amongst the
early schemes in the 1970s was Black Road,
Macclesfield where architect, Rod Hackney,
worked with local residents to preserve and
improve two small groups of housing which,
at the time, were included in the local authority’s slum clearance programme.
The 1969 Act effectively brought an end
to slum clearance and gave powers to local
authorities to look at older housing areas as
a whole. Funding was available to designate
general improvement areas (GIAs) and later
housing action areas (HAAs) in which the
local authority established a working relationship with houseowners, landlords and
their tenants to encourage them to secure
improvement grants for internal works, whilst
the local authority itself organised the environmental improvements.
The rehabilitation of pre-1919 terraced
housing took on its most effective form in the
enveloping schemes devised most progressively by Birmingham City Council in the
1970s. Enveloping was envisaged as a form of
neighbourhood improvement, which financed
renovations to the external fabric of unimproved housing without a cost burden being
placed on the owners. The works included
new roofs, windows, chimneystacks damp
proof courses, cleaning of brickwork, etc.,
and a measure of environmental works. The
internal improvements were subsequently
organised through housing improvement
grants. The Housing Acts of 1984 and 1985

directed financial resources to areas of greatest need and introduced means testing for
improvement grants and local authorities
could no longer support enveloping from
their housing investment allocations [39,40].
Private housing

Home ownership grew rapidly from 1950 but
most speculative housing followed the pattern
established before the war with layouts of
detached and semi-detached houses built to
average densities of around 10 dwellings per
acre (25/ha). A number of specialist developers produced good schemes, for example, A.
Cragie in Jesmond, Newcastle. Neil Wates,
after visiting Seidlung Halen in Berne, commissioned Swiss architects, Atelier V to design
a small group of hillside houses in Croydon
(Fig. 1.14) (Park Hill Road, Croydon, 1968 – AR,
9/70, p. 181. R. East Croydon).
However, the most exceptional private housing of the period were the Span
housing schemes at Blackheath, Ham
Common (Fig. 1.15), Highsett in Cambridge
and at other locations in the south of England.
Span Developments Ltd was established in
the mid-1950s by G.P. Townsend, an Architect
who was formerly a partner of Eric Lyons but
resigned from the partnership (and the RIBA)
to become a “developer” [41]. Spans architect, Eric Lyons, thereafter produced designs
with unmistakable flat and monopitched roofs,
which set styles that became fashionable all
over Britain. Lyons and Townsend (with their
partners landscape architect Ivor Cunningham
and builder/developer Leslie Bilby) shared a
vision of how people might live – if shown the
possibilities. It was a vision, which captured
the imagination of Richard Crossman who, as
Minister of Housing, gave planning consent,
despite official advice, for New Ash Green.
Eric Lyons’s greatest design achievement
was to demonstrate that it was possible to
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Figure 1.14 Atelier V’s hillside housing at East Croydon.

Figure 1.15 Span housing at Blackheath.

move away from the standard housebuilder’s
pattern of site layout and the highway engineer’s rigid requirements for the design of
roads. At Blackheath the roads around the

sites were private (and still are). This enabled him to soften their visual impact and use
materials such as stone setts for curbs and a
variety of materials for paving [42].
He believed that the key to successful
design was the firm control by a single architect of every detail from briefing to site supervision and having total command between
plants, paving and building. Supported by Ivor
Cunninghams landscape design, he was able
to realise these high standards. His achievement brought public acclaim and he was RIBA
President between 1975 and 1977.
A distinct advantage to the design was the
management company set up by Span to maintain the buildings with their roads and planting. The residents bought long leases costing
£2,500–3,000 (a substantial amount for the late
1950s) – knowing that thereafter their house
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and its environment, including the roads and
footpaths, would be maintained. Only if major
planning or structural change were required
would Span, as landlord, be involved. This
arrangement has been a resounding success. It
has not only preserved and enhanced the landscaping but ensured that the timber and tile
hanging, the flat roofs, the open entrances to
flat blocks and other features that have caused
problems when copied elsewhere, have not
been an issue in Span housing.
Design Guides

A number of planning authorities produced
design guides to help secure better quality
design in housing. The best of these was the

Essex Design Guide (1973), which demonstrated
how, by careful design, it was possible to minimise the impact of the car on the residential
environment and create the townscape quality that existed in the traditional town and village (Fig. 1.16). The Architects’ Journal compared
its significance to Le Corbusier’s Vers une
Architecture commenting that it “will inevitably
influence the environment of the future”[43].
The publication in 1977 by the Departments
of the Environment and Transport of Design
Bulletin 32, Residential Roads and Footpaths
in 1977 (second edition in 1992) supported
this work by taking a fresh look at integrating the motorcar into housing layout design. It
reflected the new ideas being developed, particularly by the new towns.

Figure 1.16 Essex Design Guide at its best at South Woodham Ferrers.
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New directions: 1979–1997
New policies

The new Conservative government of 1979
began almost immediately to make changes
in direction for all housing sectors. An early
move was to abolish mandatory Parker
Morris standards in 1981 which caused sufficient concern for the RIBA and the Institute
of Housing (now the CIOH) to collaborate
on the publication of their own set of standards in Homes for the Future in 1983, followed
by a series of specialist design bulletins (listed
in the bibliography). New housing development by local authorities dwindled and in the
1988 Housing Act their role was redefined
as “enabler”. After much hesitation, the government passed responsibility for building
new rented housing from local authorities to
housing associations that became “Registered
Social Landlords” (RSLs). “Public sector housing” became “social housing”, defined as
“housing provided by an organisation which
allocates accommodation on the basis of
need” [44].

proportion of the proceeds from sales for
housing purposes.
The housing crisis

The 1981 riots in Brixton, Toxteth and Moss
Side and those of 1985 in Handsworth and
Broadwater Farm drew government attention to the need for action to tackle the
worst council estates. Lord Scarman’s official
enquiry [46] into the causes of the 1981 riots
concluded that they were the product of
unemployment and poverty, which produced
an alienated society. Amongst its recommendations was that local communities should be
more involved in the making of decisions that
affect their home and environment. This view
was supported by Faith in the City, published
by the Church of England in 1985, which
added an important issue: “where a community is small enough for human relations to
be conducted, and for the environment to
be cared for by the people who live in it, the
destructiveness diminishes” [47].
Estate Action

Right-to-buy

The cornerstone of government policy for
social housing was the right-to-buy (RTB) legislation. Home ownership was essential to the
government’s philosophy centred on property
owning individuals and family. Despite counter
efforts by some Labour controlled councils,
the early years of the RTB were successful for
the government. By 1982, over 200,000 council houses had been sold to the occupants,
frequently with the benefit of very generous
discounts off the market value of the property.
By 1986, over a million dwellings had been
sold. It was “the Sale of the Century” [45]. It
gave people an economic stake in their home
to pass on to the next generation but it failed
because local authorities could only reuse a

The solution determined by the government
was a marriage of Conservative ideals of privatisation, home ownership and self-sufficiency
linked with the hitherto left-wing model of
community participation. The Priority Estates
Project (PEP), which began in 1981, was the first
initiative. This was followed by the launching of
the Urban Housing Renewal Unit (UHRU) in
1985, renamed Estate Action in 1986.
Estate regeneration funding was made available for a wide range of physical improvements to tackle the structural, layout and
environmental problems, as well as the modernisation of the dwellings themselves. High
on the agenda were measures to improve
safety and security, to conserve energy
and to provide more community facilities.
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Workshops and other buildings, intended to
stimulate employment opportunities amongst
communities, were incorporated wherever
possible. In some instances, it proved to be
more economically and/or socially viable to
demolish the estate progressively and decant
the tenants into new low-rise development.
There was a huge problem with the highrise and high-density estates. Many suffered
serious physical difficulties but much worse
were the growth in unemployment, crime,
vandalism and anti-social behaviour. Many
tower blocks were demolished but others
were given a new lease of life with a new
outer skin in a variety of forms (Nightingale
Heights, Greenwich; Winterton Tower,
Tower Hamlets). With the installation of
modern door entry systems, a block could
offer a high degree of safety, security and
privacy. Some blocks were successfully converted into sheltered housing for elderly
people, complete with resident warden, concierge, community rooms and a launderette.
In addition to improving the physical fabric
of estates, the process in itself was an important means of stimulating the economic and
social objectives for stabilising the community and raising its self-esteem (Kings Cross
Estate Action, Cromer Street). This
multi-faceted approach to regeneration was
seen as essential to the long-term sustainability of the estates.
In 1996 Estate Action was merged with the
Single Regeneration Budget (SRB) to form
a single pot of money for estate and urban
regeneration. It became harder to secure
funding and local authorities looked elsewhere. Some linked with housing developers
and to established Local Housing Companies
and Joint Venture Companies as a means of
attracting government and private sector
funding into regeneration. Hull City Council
was particularly successful in this way at
Victoria Dock and Gipsyville.

Community architecture

Architects made a real contribution to the
regeneration of council estates through community architecture. Ralph Erskine encouraged resident participation at Byker in
the 1970s and Hunt Thompson’s pioneering scheme at Lea View, Hackney in the
early 1980s established the model for estate
regeneration. Rod Hackney was also active at
Black Road, Macclesfield. The community
architecture movement received royal assent
in 1984 from Prince Charles who in his
speech to the RIBA at Hampton Court said:
“To be concerned about the way people live,
about the environment they inhabit and the
kind of community that is created by that
environment, should surely be one of the
prime requirements of a really good architect … what I believe about community
architecture is that it has shown ‘ordinary
people’ that their views are worth having”.
The RIBA actively promoted community
architecture. In 1988 the Housing Group
published Tenant Participation [48] jointly with
the Chartered Institute of Housing, which
brought together examples of the best practice of the time [49].
Utopia on Trial

Alice Coleman’s book Utopia on Trial: Vision and
Reality in Planned Housing, published in 1985
[50], made a huge impact at the time. Her
views were vigorously supported by the Prime
Minister, Margaret Thatcher. The book made
sweeping condemnations of local authority
housing, both in its design and management.
Assisted by a team of five researchers, Alice
Coleman studied more than 100,000 houses
mainly in Southwark and Tower Hamlets. She
concluded that people were clearly happier in
housing which related to streets and where
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the space around had a measure of defensibility and surveillance. The use of through roads
rather than culs-de-sac would reduce crime
[51]. The Department of the Environment commissioned her to put these views into practice
in a number of estates in Southwark, Tower
Hamlets (Fig. 1.17) and Westminster (Fig. 1.18).
Many of her findings from this reflected those
of Oscar Newman who had previously studied
similar estates in the USA [52]. The final outcome was ultimately considered to be inconclusive but the concept of “permeable” street
layouts is now widely accepted.

Before
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Housing Action Trusts (HATs) were seen by
the government as the next step on from RTB:
the prospect of having their home and estate
improved would persuade tenants to accept
transfer to an alternative landlord. After experience on the Tenants’ Choice Programme
in 1987, government officials made direct
approaches to a number of estates to form
HATs, but residents were suspicious of the
intentions and refused to co-operate. The first
HAT was, after much negotiation, eventually
established in 1991at the North Hull Estate.
This was followed by others at Waltham
Forest (1991), Liverpool (1993), Castle Vale,
Birmingham (1993), and in London – Tower
Hamlets (1993) (Fig. 1.19) and Stonebridge
in Brent (1994). They proved to be wellfunded successful experiments in reviving
estates affected by severe levels of deprivation.
The process enabled the HATs to acquire the
housing stock from the local authorities by
direct transfer after a favourable ballot of the
tenants. During refurbishment or building new
housing, the tenants could vote to either return
the ownership of their dwelling to the local
authority or be transferred to an alternative
landlord such as a local housing association.
Ownership could also be taken over by the

ord

F
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Existing corridor – access flats
Existing sheltered housing
New terraced housing

Figure 1.17 Ranwell Road Estate, Tower
Hamlets, before and after the DICE intervention
(redrawn with approval from B, 11/97, p. 48).

residents themselves through forming a Community Based Housing Association. HATs were
to have limited lives so an important task was
to prepare an “exit strategy” which generally led to the establishment of some form of
Community Trust, run by residents, to protect
the long-term sustainability of the physical and
socio-economic regeneration measures.
Home ownership

The government placed its emphasis on
building new housing for home ownership. By 1995, home ownership had reached
67 per cent of the total housing stock but
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Figure 1.18 Mozart Estate:
new roads to increase
the level of permeability.
Note also the new pitched
roofs and Erno Goldfinger’s
Trellick Tower in the
distance.

many people, particularly those who had purchased their council house through the RTB
scheme found difficulties in maintaining their
mortgage repayments, only to find their house
repossessed. The plight of the homeless grew
as the social housing programme slumped. By
1996 little more than 35,000 dwellings were
being built throughout the whole of Great
Britain (excluding Northern Ireland). In the
same year some 110,000 dwellings for sale
were built by the private sector.
Later new town development

A number of new towns continued to build
housing for rent into the 1990s and produced
some outstanding schemes (e.g. Warrington,
Irvine). Milton Keynes succeeded in producing well-designed private sector housing through its positive development control
approach. The major problem today for the
new towns is that their infrastructure and
major facilities, all built over a short space of
time, is now ageing together and there is a
lack of finance for major repairs [53].

Urban Development Corporations

By 1979, most major cities had large areas
of derelict land and buildings resulting from
the loss of former heavy industries. Many of
these areas had water frontage – sea, docklands, rivers and canals, which presented a
unique opportunity for the government to
take direct action through establishing Urban
Development Corporations (UDCs), which,
much to the dismay of the local authorities,
were quasi-independent bodies responsible
to government. UDCs were established in
Bristol, Central Manchester, Cardiff (Cardiff
Bay), Leeds, Liverpool (Merseyside), London
(London Docklands), Manchester (Trafford
Park), Sheffield, Stoke on Trent (Black
Country), Teeside and Tyne and Wear. Unlike
new towns, the UDCs were not direct providers of new housing. They did, however,
possess full planning powers within their designated areas and could also exert some influence on quality through the briefing and land
release processes. Most Corporations used
these powers very effectively.
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Figure 1.19 Tower
Hamlets HAT: new
housing replacing the
1960’s Monteith Estate.

The London Docklands Development
Corporation (LDDC) started a transformation of the former docklands and River
Thames frontage, which has continued to the
present day. In its early days the Corporation
was severely criticised for its laissez-faire
approach to planning when it considered
that the emphasis should be to secure development regardless of its quality. Much was
rubbished as “dockney” [54]. The largest
percentage of the housing was private sector

but from 1990 the LDDC worked in partnership with Housing Associations to secure some
social housing for rent. In later years schemes
of much higher design quality were built (as
illustrated later) and Docklands has become a
remarkable place in which to live (Fig. 1.20).
Housing association development

By the mid-1990s housing associations were
responsible almost entirely for the building
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Figure 1.20 London Docklands: Blackwall Basin, near Canary Wharf: a unique place in which
to live.

new social housing. Many were involved in
regenerating large 1960s housing estates
working in partnership with local authorities
and the private sector. Some concentrated
on providing housing for elderly people and
offering care facilities (Liberty of Earley,
Reading) (Fig. 1.21). A number of associations
successfully promoted new forms of housing for young people (Swansea Foyer) and
developed low-energy housing (BedZED;
Honddu Place, Swansea).
Partnering

In his report Constructing the Team, published in 1994, Sir Michael Latham gave added
strength to people in the building industry
who advocated closer working between client
and builder by recommending the partnering

method of procurement which he believed
could cheapen costs. This has now become
the accepted way for the larger housing associations (and groups of associations that have
linked together for development purposes) to
operate with contractors and house builders
on major housing regeneration projects.
Housing co-operatives

The early 1980s witnessed the emergence of
the Housing Co-operative movement. Most
significant in the last quarter of the century
was the growth of the par-value co-op. In
normal co-operative housing, members have
personal equity for their own property but
in par-value co-ops they are nominal shareholders and own the development collectively [55]. From 1957 local authorities could
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1992 [56] showed that the self-help sector
comprised just 6 per cent of the housing market in comparison to USA where it is 20 per
cent. In Sweden, Stockholm City Council has
had a self-build department since the 1920s,
which has been responsible for 30 per cent of
all single-family dwellings in the city. The benefits of self-build for both rent and home ownership can be considerable provided residents
accept the commitment and the time it takes,
particularly acquiring the land and the finance.
It can reduce construction costs by as much
as 40 per cent which can produce cheaper
homes; or the saving can be put into improving
the quality of the housing such as measures to
reduce energy. The unseen benefits are greater
satisfaction, a sense of ownership leading to
better standards of maintenance and a new
vitality in housing [57].
Lifetime homes
Figure 1.21 Liberty of Earley sheltered housing
for frail elderly people; view of the garden
court.

provide them with mortgages, but more
importantly from 1974 they could receive the
same grants as housing associations through
the Housing Corporation. The greatest
concentration of co-ops was in Liverpool
and Glasgow. In London the Coin Street
Community Builders created some highly
imaginative housing.
Self-build

A number of housing co-operatives ventured
into the area of self-build, notably the Diggers
in Brighton. Self-build is the ultimate form of
resident participation in the housing design
and procurement process and its supporters
argue, the most sustainable. Self-build in Britain
is small in comparison with other countries.
A study carried out by Sussex University in

Developed by the Joseph Rowntree Foundation,
lifetime homes is about creating housing that
is accessible and adaptable so that it can meet
the changing circumstances of the occupants.
Dwelling plans are designed to be suitable for
both able-bodied people and adaptable for frail
or physically disabled people.
The 16 design features for lifetime homes
are indicated in Fig. 1.22 and Table 1.1. The
cost at the initial construction stage of these
features is small in comparison with the later
cost of making adaptations and many housing
associations have now adopted the standards
for all their new developments.
Private housing development

Private ownership increased steadily to
67 per cent of the total stock by 1997. For
most people this meant buying a new house
in a speculative suburban development. The
use of brown land in the inner cities grew
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Lifetime Homes standards

14 Bathroom planned
to give side access
to WC and bath

13 Easy route for a hoist from bedroom to bathroom

First floor

15 Low window sills
11 Walls able to take
adaptations

16 Sockets, controls, etc. at a convenient height
12 Identified space for future house lift to bedroom

Ground floor

7 Turning circles for wheelchair
in ground-floor living rooms
10 Accessible entrance level WC
plus opportunity for shower later
6 Width of doors and hall allow
wheelchair access

8 Living room (or family
room) at entrance level
9 Identified space for a
temporary entrance level bed

4 Accessible threshold – covered
and lit

12 Provision for a future
stair lift

3 Level or gently sloping approach
to the Lifetime Home

1 Parking space capable
of widening to 3300 mm

2 Distance from the car parking
space kept to a minimum

Note: Standard 5 on lifts and communal stairs applies only to flats

Edwin Trotter Associates

Figure 1.22 Lifetime Homes: design features of a three-bedroom house (from page 12 of
Meeting Part M and Designing Lifetime Homes, edited by Caitriona Carroll, Julie Cowans and
David Durton, published in 1999 by the Joseph Rowntree Foundation. Reproduced by permission
of the Joseph Rowntree Foundation. Drawing copyright: Edwin Trotter Associates).
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Table 1.1 Lifetime Homes Standards

1.
2.
3.
4.
5.
6.

7.
8.
9.
10.
11.
12.
13.
14.
15.
16.

Car parking: Where adjacent to the home, should be capable of enlargement to 3.3 m width.
Access from car parking: The distance from the car parking space to the home should be
kept to a minimum and should be level or gently sloping.
Approach: The approach to all entrances should be level or gently sloping.
External entrances: All entrances should be illuminated, have level access over the threshold
and have a covered main entrance.
Communal stairs: Communal stairs should provide easy access and, where homes are reached
by a lift, it should be fully accessible.
Doorways and Hallways: The width of internal doorways and hallways should conform to
Part M of the building regulations, except that when the approach is not head on and the hallway
width is 900 mm, the clear opening width should be 900 mm rather than 800 mm. There should
be 300 m nib or wall space to the side of the leading edge of the doors on entrance level.
Wheelchair accessibility: There should be space for turning a wheelchair in dining areas and
living rooms and adequate space for wheelchairs elsewhere.
Living room: The living room should be at entrance level.
Two or more storey requirements: In houses of two or more storeys, there should be
space on the entrance level that could be used as a convenient bed space.
WC: In houses with three or more bedrooms, or one level, there should be a wheelchair
accessible toilet at entrance level with drainage provision enabling a shower to be fitted in the
future. In houses with two bedrooms the downstairs toilet should conform at least to Part M.
Bathroom and WC walls: Walls in the bathroom and WC should be capable of taking
adaptations such as handrails.
Lift capability: The design should incorporate provision for a future stair lift and a suitable
identified space for a through the floor lift from the ground floor to the first floor, for example
to a bedroom next to a bathroom.
Main bedroom: The design and specification should provide a reasonable route for a potential
hoist from a main bedroom to the bathroom.
Bathroom layout: The bathroom should be designed for ease of access to the bath, WC and
washbasin.
Window specification: Living room window glazing should begin no higher than 800 mm from
the floor level and windows should be easy to open/operate.
Fixtures and fittings: Switches, sockets, ventilation and service controls should be at a height
usable by all (i.e. between 450 and 1200 mm from the floor).

Reproduced by courtesy of the Habinteg Housing Association (www.lifetimehomes.org)

and many of the large house building companies established urban renewal units, formed
partnerships with local authorities and housing associations and participated in seeking
grant aid from the government through City
Grant, City Challenge and Single Regeneration
programmes. This saw the beginnings of the
waterfront developments in most of the
major cities and towns (Swansea, Plymouth)
(Fig. 1.23).

Living over the shop

Some success came out of this initiative developed in the early 1990s by Ann Petherick and
Ross Fraser [58] with the support of the
Joseph Rowntree Foundation. Unfortunately,
whilst there have been some excellent
schemes, for example those run by Coventry
Churches Housing Association in Granby
Street, Leicester, and the Soho Housing
Association at 9 Berwick Street in London,
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Figure 1.23 Plymouth: successful waterfront regeneration offers new lifestyle opportunities.

the government programme was not fully
taken up. Nevertheless, the concept is not
forgotten as the Northern Ireland Housing
Executive has recently launched a substantial
living over the shop (LOTS) programme.
Housing for young people

The 1980s and 1990s witnessed the growth
of young homeless people in Britain, particularly amongst the 16–26 age group. In 1995
the CHAR Inquiry into Youth Homelessness
Report [59] estimated that there were
between 200,000 and 300,000 homeless young
people in Britain. This coincided with a huge
rise in unemployment. With no work, young
people were unable to find anywhere to live
and with no home they could not get work.
Foyers: The most significant response
to this came from the rise of the foyer

movement. The idea originated in France in
the 1940s. The UK network was spearheaded
from 1992 by Shelter and Grand Metropolitan
plc. Foyers provide accommodation, training
and a job network for young people between
the ages of 18 and 25. Most have been located
in cities and large towns close to public transport and work opportunities (The Swansea
Foyer). By mid-1997 there were 51 operational foyers in Britain with a total of 2,500
bedspaces nationwide. Sizes of foyers varied
between 8 and over 150 bedspaces. The average length of stay was 12 months. Rents were
low but Foyers could raise additional income
from statutory grants, revenue from catering
in their cafe/restaurants and training facilities.
Youth build: Another initiative that grew in
the 1990s was self-build by young people promoted by the Young Builders’ Trust and undertaken by a whole host of small organisations
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such as Grimsby Doorstep [60] which enables
young people to improve pre-1919 terraced
housing or build new housing whilst gaining training in the building industry for future
employment. Regrettably, whilst these initiatives are good they have merely touched the
problem of unemployment and disillusionment
amongst young people.
Concern for quality/sustainability

By the mid-1990s concerns about quality in
the built environment and the future impact
of urban growth were being expressed in
high places. Prince Charles’s books A Vision of
Britain (1989) [61] and Urban Villages (1992)
[62] brought the issues to the public’s attention. In 1994, John Gummer, Secretary of State
for the Environment, outlined his concern in
a remarkable publication for the government
of the time, Quality in Town and Country [63].
This emphasised the importance of architecture in creating quality and urban design, which
can reinforce a sense of community and create local pride. Above all it commented that
“Quality is sustainable”. John Gummer defined
sustainability as “taking the longer term perspective and not cheating future generations out of the quality of life we enjoy” [64].
A whole host of guidance followed amongst
the best of which was research sponsored by
the Joseph Rowntree Foundation [65]. There
was particular hope from the Urban Villages
movement.
Urban Villages as a concept originated in
the plans of the unsuccessful attempts in the
early 1980s by Consortia of housebuilders to
develop “Country Towns” within the greenbelt
around London [66]. It was stimulated by the
Urban Villages Forum established by Prince
Charles who saw Urban Villages as mixed-use
developments covering 100 acres (30 ha) for
5,000 residents. Housing was to be built at
an average density of 20–25 dwelling/acre

(50–60 dw/ha). There would be a focus on
public transport and reducing car travel by
building workspace as part of the development. Central to the concept were unified
control of the whole site by the landowner
and/or promoter of the development. Their
responsibilities would be set out in the constitution of an “Urban Village Trust”. Local people would be represented on this through a
“Community Trust” [67]. Poundbury was
identified by the Forum as its first demonstration project followed by Crown Street,
Glasgow, West Silvertown in London
Docklands, Hulme and the Millennium
Village, Greenwich (Fig. 1.24).
From 1997 into a new century
Towards an Urban Renaissance

The new century was heralded in 1999 by the
Urban Task Forces report Towards an Urban
Renaissance[68]. Chaired by Lord Richard
Rogers, its mission was to “recommend practical solutions to bring people back into our
cities, towns and urban neighbourhoods … to
establish a new vision for urban regeneration
founded on the principles of design excellence,
social well-being and environmental responsibility within a viable economic and legislative framework”. The publication was hugely
influential.
CABE

CABE was set up in 1999 and is a statutory body funded by Communities and Local
Government and the Department of Culture,
Media and Sport. It is the government’s advisor on architecture, urban design and public space. From the outset CABE placed
design quality firmly on the modern housing
agenda. Its audits of housing design in England
between 2004 and 2007 “amount to a damning
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Figure 1.24 The Greenwich Millennium Village in its setting.

indictment of the country’s housebuilding
industry” [69]. Twenty-nine per cent of the
schemes looked at (by the audit) should never
have received planning permission [70]. Only
18 per cent were rated good or very good
and the majority were just “average”. Much of
the problem was found to come from developers building their own standard house
types regardless of the site and location, and
failing completely to create a sense of place.
The best schemes were in urban regeneration projects and in schemes involving public
funding where there had been more influence
over the developers. The real problem was in
the suburbs where developers were mostly
interested in keeping costs down.

Sustainable communities

There is now a wide acceptance that housing
development is not just about building estates
but creating neighbourhoods that will be sustainable because they are balanced, mixed
use, mix-tenure, walkable communities containing the facilities needed to enjoy a civilised
life – schools, local shops, health and community buildings, open space, etc. They are well
connected to good transport services and are
well managed with effective and inclusive participation. Good design, affordable housing,
higher-density development, low carbon emission, eco/low-energy design, building for life,
modern methods of construction are now all
integral with sustainable housing design [71].
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Building for Life

Building for Life promotes design excellence
and best practice in the house building industry. It is led by CABE and the Housebuilders’
Federation in association with the Civic
Trust, English Partnerships, the Housing
Corporation and Design for Homes, which
is the lead assessor for the building for life
awards. The aim of the awards is to improve
the quality of English housing by identifying

successful new housing schemes that demonstrate high design and place-making standards.
The Building for Life standard is not about
“subscribing to any one particular form of
architecture” [72] but rather it is a national
quality benchmark with gold and silver categories. The assessment methodology for
the Building for Life standard is based on 20
questions, listed in Table 1.2.

Table 1.2 CABE, delivering great places to live: 20 questions you need to answer.

Building for Life Questions
Character
1.
2.
3.
4.
5.

Does the scheme feel like a place with a distinctive character?
Do buildings exhibit architectural quality?
Are streets defined by a well-structured layout?
Do buildings and layout make it easy to find your way around?
Does the scheme exploit existing buildings, landscape or topography?

Roads, parking and pedestrianisation
6.
7.
8.
9.
10.

Does building layout have priority over roads and parking so the highways do not dominate?
Are the streets pedestrian, cycle and vehicle friendly?
Is the parking well integrated and situated so it supports the street scene?
Does the scheme integrate with existing roads?
Are public spaces and pedestrian routes overlooked and do they feel safe?

Design and construction
11.
12.
13.
14.
15.

Is the design specific to the scheme?
Is public space well designed and are management arrangements in place?
Are buildings or space ahead of statutory minimum guidelines such as building regulations?
Has the scheme used construction technology that enhances its performance, quality and
attractiveness?
Do internal spaces and layout allow for adaptation, conversion or extension?

Environment and community
16.
17.
18.

Does the scheme have easy access to public transport?
Does the development have any features that reduce its environmental impact?
Does the tenure and accommodation mix reflect the needs and aspirations of the local
community?
19. Is there an accommodation mix that reflects the needs and aspirations of the local community?
20. Does the development provide (or is it close to) community facilities, such as a school, parks, play
areas, shops pubs or cafes?
2005 and 2007; Planning, 23/2/07, pp. 16–18; www.buildingforlife.org
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Density

Density and its relationship with sustainability
became a focus of public debate. Towards an
Urban Renaissance referred to the 3.8 million
new dwellings which government forecasted
needed to be built over a 25-year period. If this
were built to the prevailing average density levels it would cover an area of land larger than
the size of greater London (p. 46); low-density
development would need more physical infrastructure – roads, water, gas, electricity, etc.,
and would have a negative impact on the environment. Good design could produce desirable
neighbourhoods at higher density provided
there was access to open space and common
facilities including good public transport. It
would also prevent the erosion of the greenbelts around the major urban conurbations.
This concern was reflected in Planning Policy
Guidance Note 3, Housing (PPG3) published
in March 2000, which advised that housing
developments should be designed to at least
12 dwellings per acre (30/ha) while 16 (40/ha)
is preferred and 20 (50) the minimum for all
urban locations. Higher densities than this were
to be encouraged in locations near to public
transport. PPG3 was replaced in November
2006 by Planning Policy Statement 3: Housing
(PPS3) which reaffirmed the minimum density
requirement.
The most significant change has been the
construction of high-rise housing in city centres, particularly on sites adjacent to water.
The River Thames in London has been transformed with new development along its banks.
Most of the housing is occupied by young
people working in the city centres and older
people with no children. The challenge from
hereon is how to design high-density housing in under urban areas that will be attractive to young families. This has been addressed
in some schemes by reducing the level of car
parking and introducing generous balconies

and roof gardens as a substitute to open
space at ground floor level – as at Oaklands
Court (2005, 394 Uxbridge Road, Hammersmith
and Fulham, W12. Architect: Monahan Blythen
Architects for the Catalyst Housing Group, 2005,
U. Shepherd’s Bush) (Fig. 1.25).
Diversity

The need for socially and economically
diverse neighbourhoods and communities was
recognised as a vital factor of future housing
development strategy. This was not just the
ethnic and racial composition but the mix
of ages, incomes and educational levels, the
range of employment opportunities and a
balance between people with strong existing local ties and newcomers. Segregation of
social and economic groups of people was
to be minimised by creating shared facilities
such public parks, public transport and other
common facilities and by creating a more
continuous urban grain that connects rather
than separates urban communities. This was
reflected in new approaches to housing layout design.
Roads and footpaths

The publication of Responsive Environments
in 1985, written by lecturers at the Oxford
Brookes University [73] sparked considerable
change in approach to the design of residential
roads and footpaths by recommending permeable road and footpath layouts with through
roads that connect with the area around the
development. The theme was developed in
government publications after 2000, notably
Places, Streets and Movement [74]. Some of the
latest schemes have adopted homezone street
design principles, which follow the Dutch
“Woonerven” pattern of pedestrian orientated streets close to home (Gun Wharf,
Plymouth, Pepys Estate regeneration).
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Figure 1.25 Oklands Court (photo: Kilian O’ Sullivan).

The latest publication, Manual for Streets, by
Communities and Local Government, the
Department for Transport and the Welsh
Assembly Government offers much improved
guidance on integrating the car into the
residential environment without dominating
it. At long last it talks about “inclusive design,
which places people at the heart of the design
process” [75].
Design Codes

Manual for Streets refers to the use of Design
Codes, which set down the two- and threedimensional design elements that are key to
the quality of the development such as scale
of development, heights of buildings, street
block form, density/plot size, parking, distance of buildings from the roads, window
to wall ratio, palette of materials, diversity of
architecture, choice of streetscape materials,

landscaping, percentage for art, etc. Codes
were adopted for the planning of Poundbury
and Hulme and are now being used in seven
pilot areas by English Partnership’s including Upton, Northampton and Newhall,
Harlow.
Design out crime

Crime, vandalism and anti-social behaviour
have become issues of high public concern
and have a significant impact on design. The
issues were first examined by Jane Jacobs in
her book The Life and Death of Great American
Cities (1961) and Oscar Newman in his book
Defensible Space: Crime Prevention through Urban
Design (1973). In 1989 the police launched
Secured by Design (SBD), the key feature
of which is a design guide. This places strong
emphasis on controlling access, making sure
that anybody who is in an area has legitimate
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reason to be there. Spaces, particularly private
should be well defined helping to provide a
clear sense of ownership amongst residents.
Natural surveillance is positively encouraged.
These principles are now embodied into
many local planning authority design guides and
the Housing Corporation’s Scheme Development
Standards. It was the subject of the government’s Safer Places: The Planning System and
Crime Prevention (ODPM and the Home Office,
2004) and of a book – Design out Crime: Creating
Safer Communities (Ian Colquhoun, 2004), published by Elsevier/Architectural Press.
Affordability

Affordability means housing for rent or sale
that is within the range of the purchaser
with subsidy if necessary to reduce costs.
The average price of a house is now in the
region of £200,000, which is not affordable
by a large percentage of the community. The
concept of building houses for £60,000, aimed
at people on lower incomes therefore caught
the imagination of the Deputy Prime Minister,
John Prescott, in 2004. This resulted in several developments but, most significantly, the
construction in 2006 of a temporary model
house – “the £60,000 house” – outside the
Building Centre at Store Street, London (Fig.
1.26) [76].
Climate change/zero carbon housing

Climate change/zero carbon housing is one of
the greatest issues for the new century. The
built environment accounts for 50 per cent
of all the UK’s carbon emissions. The construction industry contributes a further 10
per cent and the industry produces a third of
all waste. Over the next 50 years, household
emissions will need to be cut by 80 per cent
to become sustainable [77].
The Building Research Establishment’s (BRE)
EcoHomes rating system balances physical

Figure 1.26 £60,000 house.

and environmental performance with the
need for a high quality of life and a safe and
healthy internal environment. It has a four-stage
ranking – pass, good, very good and excellent.
From April 2007 it was replaced for new housing in England by the Code for Sustainable
Homes. The government is expecting all
housing development to comply with this by
2016 for all its energy use in the home, including cooking, electric appliances, space heating,
cooling, ventilation and hot water. It has set
interim energy/carbon improvements of 25
per cent by 2010 and 44 per cent by 2013. The
code will initially apply only to publicly funded
housing, but from April 2008 all new housing
will have to undergo an assessment. The code
will introduce new features into all housing
that were found only in specialist low-energy
housing. This could include micro-combined
heat and power units, rainwater harvesting and
grey water recycling, solar thermal panels,
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green roofs, wind turbines, soakaways and
areas of porous paving, biomass boilers, sky
views for health and well-being, smaller baths,
low-flow showers and aerated taps, and triple glazing – “it really will change the look of
housing and the way in which we build”. It will
require new skills amongst all involved from
architects, to installers, to people responsible
for maintenance [78].
The government has also published proposals for eco-towns. These will be small new
towns of between 5,000 and 20,000 dwellings. They are intended to be complete new
settlements to achieve zero carbon development and more sustainable living using the
best new design and architecture; 30–50 per
cent of the housing will be affordable with a
mixture of tenures and dwelling size. This will
be supported by a good range of facilities
including a secondary school, shopping, business space and leisure. A delivery organisation
will manage the development of the town and

provide support for people, businesses and
community services [79].
A lead role nationally in developing housing
forms and technologies for a variety of locations from urban to rural, and international
in China, has been played over many years
by Bill Dunster Architects ZEDfactory Ltd.
Their BedZED (Beddington Zero Energy
Development) scheme for the Peabody
Trust broke new ground and did much to
draw the country’s attention to the issues. This
was followed by others including BowZED
and Artist Way, Andover, Hampshire, SP10.
(R. Andover). They linked with PRP Architects
to create affordable housing for keyworkers
at Water Lane, Brixton. The mixed commercial/housing scheme in a rural location at
Jubilee Wharf, Bude, Cornwall, EX23 was
the first of its kind to be built by a commercial
developer (AJ, 14/12/06, pp. 26–39). It received
the Future Proof Award in the 2007 Housing
Design Awards (Fig. 1.27).

Figure 1.27 Jubilee Wharf, Bude, Cornwall: elevation to the quayside (photo by Tim Crocker
Architectural Photography/Design for Homes).
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Modern methods of construction

After 30 years, prefabrication is back on the
agenda following the publication in 1998 of Sir
John Egan’s report Rethinking Construction. It
has the support of the government, which is
concerned that traditional trade-based technologies cannot deliver the numbers of new
homes now required. The Peabody Trust has
experimented with prefabricated housing at
Murray Grove, Raines Court, Beaufort
Court and Barons Place. These and other
initiatives featured in the 2005 New London
Architecture exhibition “Prefabulous London”,
which promoted the idea that “the prefab is
now an inspirational dwelling which is becoming increasingly desirable” [80]. Sir John Egan
suggested making a start on social housing which is now embodied in the Housing
Corporation’s scheme development criteria.
Many housing associations grouped together
to maximise the cost benefit from larger-scale
development programmes and, with this, the
potential for modern methods of construction. The private sector has been slow to
respond but there have been notable exceptions (Urban Splash Castlefields), and
some developers, particularly in the SouthEast of England have used timber-framed systems because of the shortage of skilled labour
(St Mary’s Island, Chatham Maritime –
Fig. 3.109).
Transfer of local authority housing/
decent homes standard

Over the last few years, much local authority
housing stock has been transferred to alternative landlords, leaving the local authorities
responsible only for housing strategy. The
transfer options were:
●

Arms Length Management Organisations
(ALMOs), which are companies with tenants
on the Board, set up by local authorities to

●

manage their housing stock and carry out
improvements. The housing remains council
owned.
Voluntary Stock Transfer (LSVT) where the
housing stock is transferred to a RSL, either
one already existing or one specially established. As the organisation is independent
of the local authority it is easier to secure
private sector investment.

The government also introduced measures
to make all councils and housing associations
bring their housing up to a “decent” standard
by 2010. A decent home was defined as being
warm, weatherproof and having reasonably
modern facilities. Many organisations entered
into partnering arrangements with building contractors to carry out this work more
efficiently.
Housing Market Renewal

The new century witnessed unprecedented
low demand and housing abandonment in
Northern and Midland towns and cities particularly amongst the huge areas of terraced housing built before 1919. In 2003, nine Housing
Market Renewal Pathfinders were established
to tackle the issues as part of the government’s
Sustainable Communities Action Plan:
●

●

●

●
●

●

●

Manchester and Salford (north and east/
central Salford)
Merseyside: New Heartlands (inner
Liverpool, South Sefton and parts of Wirral)
East Lancashire: Elevate (Blackburn,
Hyndburn, Burnley, Pendle)
Oldham and Rochdale
South Yorkshire: Transform (North Sheffield,
North Rotherham, South Barnsley, West
Doncaster)
Humberside: Gateway (Hull and adjacent
areas of East Riding)
Building Newcastle and Gateshead
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●

●

North Staffordshire: Renew (Stoke-onTrent, Newcastle-under-Lyme)
Renew Birmingham and Sandwell (NorthWest Birmingham and East Sandwell)

The concept of Housing Market Renewal
(HMR) is different to the mass slum clearance programmes and redevelopment of
the 1950/1970s, which were social housing programmes. In contrast HMR is driven
by the need to enable people to enter into
the housing market, and for people who cannot do this to be mixed with people who can.
Consequently schemes are assessed from this
point of view and not merely on cost. It also
caters for a progression route from one to the
other [81]. However, HMR has proved controversial. The mass housing clearances proposed
was severely criticised by local communities
and conservation organisations, particularly in
Liverpool. They claimed that there was a bias
towards clearance and that wholesale clearance of large areas of Victorian and Edwardian
housing would do irreparable damage to the
historic environment and destroy their local
distinctiveness [82].
The HMR Pathfinders have been keen to
ensure high design standards and a high level
of resident participation throughout the planning and design process, the benefit of which
is very obvious in the first new developments
(Selwyn Street, Oldham).
Expansion in the south-east

In 2003, the Government responded to
the seriousness of the housing shortage in
the South-East of England by launching its
Sustainable Communities Plan to develop
new residential development in four growth
areas in the south-east of England:
●
●

Milton Keynes/South Midlands
M11 Corridor: London/Stanstead/Cambridge/
Peterborough.

●
●

The Thames Gateway to the east of London
Ashford in Kent.

Milton Keynes’s population is planned
to expand by a further 110,000 people by
2030, and an additional 28,000 new dwellings
are proposed for the former new town of
Corby. The first phase of major development
at Northampton is at Upton. The Thames
Gateway runs along both banks of the River
Thames from London Docklands to Southend
in Essex and Sheerness in Kent. It has been
described as the largest regeneration project
in Europe [83]. It covers 3,000 hectares of
brownfield land and will accommodate up to
200,000 new dwellings by 2016 (St Mary’s
Island; Ingress Park).
Urban regeneration

The development of inner urban areas has
expanded dramatically in recent years, including high rise/high density in the larger cities.
Waterfront development is particularly popular and commercially successful. Setting the
example for urban regeneration was Urban
Splash, which started in 1993 with two men
in a shed talking about the benefits of modern
design, city centre living and urban regeneration. From small beginnings in Liverpool (Old
Haymarket) and Manchester (Britannia
Wharf, Castlefields), they have taken on a
range of very exciting projects including the
regeneration of Sheffield’s Park Hill Estate,
the conversion of Bristol’s Imperial Tobacco
building into housing and offices, the Lister Mills
in Bradford and Royal William Yard, Plymouth
into apartments, Birmingham’s iconic Rotunda
into housing, and the New Islington project
in Manchester – and there are many more [84].
Rural housing

Housing shortage in rural areas is an acute problem. Over the past 20 years, the countryside’s
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population has increased by more than 1 million people due to the greater mobility of
the affluent commuter. This and the demand
for second homes have squeezed the existing
rural population out of the housing market.
Furthermore the supply of affordable housing
is now extremely limited – only 5 per cent of
houses in villages are social compared to the
national average of 23 per cent. Consequently
45 per cent of newly forming households cannot afford to set up home where they currently live.
In July 2005 the Affordable Rural Housing
Commission (ARHC) was set up by the
Department of Environment, Food and Rural
Affairs with Elinor Goodman as Chair. This was
given the task of identifying ways of improving
access to affordable housing in rural areas. It
published its findings in 2006, concluding that
a minimum of 11,000 affordable houses was
needed each year in market towns and villages (settlements of less than 10,000 people).
AHRCs estimate would be equivalent to six
new houses in each settlement, which according to Elinor Goodman could be accommodated without unacceptable damage to
the landscape – “Villages should be allowed
to evolve, as they did in the past, but in scale
and in character with their surroundings”. She
advises that this should be achieved through
cross-subsidy from allowing some private
development. This calls for sensitively designed
housing on small infill sites in a way that reflects
local architectural tradition (Broadwindsor,
Dorset) (Fig. 1.28), but this quality can be difficult to achieve in social housing design because
of funding limitations for housing association
development [85]{AQ2}.
Communities England

In January 2007, the government announced
the establishment of a new agency, Communities England, to deliver housing and

Figure 1.28 Broadwindsor, Dorset: new rural
housing adds to the structure and character
of the existing village.

regeneration in England. It will bring together
the previous functions of English Partnerships
and the Housing Corporation and be
responsible at national level for HMR, housing growth and urban regeneration and the
decent homes programme. It will have a £4
billion annual budget.
Lessons for the future

The question is whether the lessons of the
past have really been learnt or will the mistakes be repeated? Lessons from the past are
obvious such as the lack of public investment
in housing over the last 25 years and there is
a clear message on climate change and sustainability. What has not changed since 1900 is
that a good home in a pleasant environment
within a community is key to the well-being
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of society. In her Review of Housing Supply
in 2004, Kate Barker from the Treasury called
for 45,000 social houses per year – more than
double the present number. Prime Minister,
Gordon Brown, has recognised this need with
a projection of 3 million new homes by 2020
including permitting local authorities to build
affordable houses for rent. But is it just about
numbers? Surely quality is vital to sustainability
and evidence from history clearly shows that
the better designed and better built housing
continues to serve its purpose long beyond
expectancy, requires less maintenance and
lasts longer. This means investing on the basis
of sustainable costs rather than standard cost
limits and taking account of management and
maintenance at design stage.
There have been some remarkable achievements in estate regeneration in recent years
and there is much to learn from this experience. The most successful were those where
residents were involved right through the
process from inception to management and
maintenance. The Community Co-operatives
and the HATs were good examples of this.
The problem is that, despite the achievements
there are still huge areas of poor housing in
cities and towns waiting for something to happen. And when it does, we must not build large
estates. Instead development should be small
in scale with lots of design variety and be as
socially mixed as possible. We must adopt
industrialised housing with caution. It is the
logical answer to building large numbers but
to succeed where it failed previously it must
be adaptable to human perceptions of home
and environment.
Climate change is the big challenge but
it needs careful planning. Projects such as
Hockerton and BedZED are ground breaking but the housing development industry is
struggling to master a new language. What is
needed is a culture change running through
housing development from the client’s brief to

the architects design, to the building site itself
and to later management and maintenance. It
is also important to learn how best to educate
people to use their housing properly.
Much more attention (and research) needs
to be given to the kind of housing that needs
to be built. The majority of people in Britain
aspire to a house with a garden whilst much
current development is in the form of small
flats, which offer little potential to young families to build a long-term home. What is really
needed are much more spacious energy efficient options that will respond to the total
needs of society from single young people and
families to a growing and ageing population. In
particular, modern homes should offer lower
fuel bills and lots of natural sunlight, as well as
providing green leafy places with a real sense
of identity.
There is real hope amongst many people that the new awareness of design quality
stimulated by CABE on one hand and TV on
another will have an affect on the decision
makers. Many of the schemes in the following chapters show just what can be achieved
if design replaces dogma in the provision of
housing. The RIBA’s recent paper entitled “No
more shoddy, Noddy boxes” called for higher
minimum space standards and better design.
President, Jack Pringle, commented, “For too
long, many architects have been disenfranchised from the housebuilding industry” [86].
Good design needs good architects and these
exist in both the large national and small local
practices as evidenced in this book.
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