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THE ¥ DCIETY

Abstract

New housing ina cleared area is an account of tenants” views of
their new homes and estate recorded about a year after
occupation, Information about the design is included to help
assess the views expressed, This bulletin is the last in a series of
four relating to a project of slum clearance and redevelopment
undertaken by the former Ministry of Housing and Local
Government's Research and Development Group at St Mary's,
Oldham for Oldham Borough Council. Previous studies reported
the housing needs of those living in the clearance area (Design
Bulletin 19 Living fir a sitn), social and other problems arising
from the process of relocation (Design Bulletin 20 Movikg out of
@ slum), and an account of families with children under 16 living
on three estates at densities of 108, 130, and 140 persons per acre
(Design Bulletin 21 Families Nving ar high densiiy).

The introductory section briefly explains the aims of the project
and is followed by a summary of the main points of interest drawn
from the appraisal findings.

After general background which gives overall details of the site,
the tenants and the system of construction, the main body of the
bulletin presents a factual analysis of the survey data given under
three main heads: the dwellings, including overall planning and
allocation, detailed technical studies, and tenants” reaction : the
layour examining children®s play, traffic on the estate, and tenant
appreciation of the estate as a whole; and social aspects of
maving, general feelings, social dislocation, removal expenditure
and housing costs and attitudes to staying or moving from the
locality.

There are six appendices providing statistical and other
supplementary information.

MNote

This project was completed before the changeover to 51 units
and decimal currency, but rounded equivalents in these terms are
given against the original values,
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A ppendix B),

The Housing Development Group

The Department’s Housing Development Group is a team of
architects, sociologists, quantity surveyors and administrators
who work with other specialists as necessary,

1t is concerned with all aspects of housing development, and seeks
to promote higher standards and better value for money. In
particular, by studying the activities and aspirations of people in
relation to dwellings and by studying also the process of building,
it contributes to policy and its execution, and secks to improve the
standard of design, components, services and equipment, and to
pass on information to others, One of the ways of doing this is by
publishing design bulletins,

One way the Group operates is by carrying out building projects
for local authorities. It is commissioned as the authority's
architects and paid fees at the normal r1ga scale,

The Department also provides funds to enable the Group to
investigate user needs, technical problems and alternative
solutions in greater depth than is practicable in the normal
contract. This knowledge is passed on in the form of project
bulletinz, of which this is one.

The object of project bulletins is to help local authorities or
private developers embarking on similar schemes, by describing
the problems they are likely to meet, how the Group met these
problems, and the lessons that have since been learnt.,
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1 Introduction

1. Phase I of the redevelopment of St Mary's Ward, previously
one of Oldham's central slum areas, consists of 520 dwellings at a
planned density of 272 bedspaces to the hectare, constructed in
the concrete 12M Jespersen system of industrialised building.
The dwellings are heated by a high-pressure hot waier sysiem,
part of a larger coal-fired district heating scheme, Work com-
menced on the superstructure of the dwellings in January 1966,
and was completed by January 1967,

2. The architects for the scheme were the Research and Develop-
ment Group of the former Ministry of Housing and Local
Government working in conjunction with Max Lock and
Pariners; the latier being appointed by the Borough Council
to produce proposals for the comprehensive renewal of 120
hectares of sub-standard dwellings. The scheme under discussion
was intended to be the first of ten phases of redevelopment within
this 120 hectares afier a survey showed thai the exisiing houses
on this site were the worst in the whole area.

3. The Development Group had two major objeciives in doing
this work, The first was io study the problems and effecis of slum
clearance and the reconstruciion of a ceniral urban area. The
second was to find or develop an industrialised building system
suitable for low and medium-rise dwellings for use particularly
in areas with a shortage of skilled construction workers.

4. In September 1968, 18 months after the last dwelling had been
occupied, an appraisal was made of tenants’ reactions to their
new homes., The appraisal consisted of sociologists® interviews
with tenants who had been occupying their homes for at least nine
months i.e. those whe had occupied their homes during both a
summer and a winter period. This resulted in 393 interview
questionnaires being completed out of a total of 520 dwellings.
The dwellings of 242 of those interviewed were also visited by an
architect who made an assessment of the structure and recorded
the way in which tenants had positioned their furniture.

5. The results of this survey and appraizal form the basis of this
bulletin and therefore details of the design and construction have
only been given where this is necessary for the text to be fully
understood.

6. At the time this appraisal was carried out a similar exercise
was undertaken by the Ministry to appraise tenants’ reactions
on six other high-density estates. Comparisons have been drawn
with the preliminary findings of this other survey, which is
referred to throughout this bulletin as The Layowr Study.® The
full resulis of this appraisal of ¢states is o be published shorily
by HMSO. Details of the six estates are given in Appendix A.

7. A subsidiary objective of the appraisal was to study the per-
formance and efficiency of the district heating installation, As
it has been affected by a number of troubles and was still not
working satisfactorily at the time of going to press it has not
been possible to appraise it here. Mention should also be made
here of problems which have arisen on rain-penetration through
windows: these have noi, however, been such as to interfere
with the main objectives or to affect the appraisal. It is clear
that the tenants’ overall satisfaction with their dwellings and
the estate was higher than in most other housing schemes
studied in a similar way in spite of these troubles.

* To be publizhed (in the first quarter of 1972) by the DeEparTMENT
oF THE EnvikRosmiNT as Design Bulletin 25 The estare oulside the
dwelling: reactions of residents 1t aspects of kousing lavonr HMS0.
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2 Summary of the more
important findings

The social aspects of moving and living on the
aestate

8. Many tenants, especially previous owner-occupiers, had an
initial reluctance to being moved from a familiar home and
neighbourhood. Although moving to a new estate immediately
adjacent to their previous homes did not entirely overcome all
the tenants” problems associated with the pulling up of old roots,
these were less than in a similar study made of the problems
expericneed by people who had moved out of the area altogether.

9. A change of dwelling to one within the same overall familiar
area proved i be the first choice of most households; though it
is difficult in this case to say whether knowing the area or iis
central position was the most important factor influencing this
choice, There was certainly no lack of demand for a centrally-
located dwelling in spite of all the design implications of develop-
ment at this density—such as having flats or houses with very
small gardens.

10. Although some tenants were affected by changes in social and
other activities (some children changed schools:; different
churches and pubs were used; and the market was more fre-
quently used than the corner shop). the numbers affected were
far fewer and the changes less drastic than those occasioned by
a move from the area altogether.

11. The amount spent by tenanis on housing, e.g. rent, naturally
increased, and meant that a small minority of housewives returned
1o work, Other costs such as transport (which caused a further
burden to those moved to peripheral estates) remained constant
for those who moved to this new estate. Many of the tenants
were moved near each other with the consequence that a far
greater proportion were ‘on chatting terms’ with neighbours than
were those who had been dispersed to several estates away from
the area altogether.

The dwellings

12. Most of the tenanis on the new estate at 51 Mary"s had come
from slum clearance aréas only a few minutes walk away and
their previous housing was considerably lacking in material
comfort. Most had chosen 1o come 1o the new estate and been
given the type of dwelling they preferred—which for hall the
houscholds without children was a flat. Mearly all the houses were
lived in by families with children and with few exceptions the
flats were occupied by adult or elderly howscholds, without
children. Space was allocated generously—a guarter having a
spare bedroom and a half having at least one spare bedspace.

13. Although there were very few adult and elderly households in
houses, and very few familics in Mats, in the sample taken, the
consistency of reaction between dwelling type and household type
made them worth recording. While families were less happy than
either adult or elderly houscholds, their satisfaction wilh the
houses was only marginally higher than their satisfaction with
Rats. This suggests that either the flats or the houses of the type
provided on 5t Mary's did not suit family needs entirely or else
that housewives with children are often under stress and that their
satisfaction rates will always be low. (The Layout Study also
showed a lower rate of satisfaction amongst family houscholds
on all six estates surveyed.) Elderly households in flats were much

more appreciative of their dwelling than those few who lived in
houses. This seemed to be because of the setting of the houses
rather than their design, for they weresited on less attractive parts
of the estate and were amongst family households with all the
noise this entailed. Although on some aspects adult howscholds
gave similar responses whether in Rats or houwses, generally adults
in flats were satisfied on a much wider range of things than those
in houses,

14. A tenth of those living in fMats above the ground were not at
all happy living at these levels. A third of all those living in
flats found there were a number of things they couldn’t do in a
flat; a third wanted a garden and a fifth wanted to move to the
ground floor. However, these wornies did not seem intense—ithe
impossibility of hanging out washing was rarely regarded as a
grear problem and only a tenth of the sample were prepared to
move away from the town centre in order to have a garden. The
wish to move to the ground floor was a hypothetical choice, for
those above the ground were unaware of the disadvaniages.

15, OF the areas of the dwelling considered, the kitchen was
most strongly linked 1o overall dwelling =atisfaction, with
secondary emphasis on bedrooms and storage. Bathroom design
was relatively unimportant, However it is not known how
important the hiving room was in this respect.

Room design

16. Meals were taken in the dining area where there was space for
the family to sit together round the table and room for several
other items of furniture. The living room was left free mainly
for relaxation. Tenants found the sizes of these rooms satis-
factory for these purposes although where kitchen/dining rooms
were 16-3m* or over a quarter would have preferred some space
transferred to the living room. A fifth, mainly the larger families,
would have ideally preferred the dining area separated from the
kitchen area.

17. Half the tenants with internal kitchens considered them too
small because there was inadequate space for eating. Four-fifths
of those without any source of direct daylight complained of bad
lighting and difficulty getting rid of smells and steam,

18. Tenants were equally satisfied with daylighting in kitchen/
dining areas whether the dining area or the working area was
nearest the window.

19. A third of the tenants (mainly the elderly) did not have
refrigerators and found it difficult to store food conveniently.

20. Tenants considered that they had sufficient sunlight in living
rooms whether they faced south, easi or west. The positioning of
television sockets in a corner of the living room close to the
window appeared to be satisfactory,

21. Local authority house-plans now have to show, besides
certain mandatory items, ‘a reasonable quantity of other pos-
sessions’: the other items most often found in living rooms ia
this survey were a dining chair, a sideboard, a standard lamp
and a radiogram,



22, The largest conveniently located double bedroom was mainly
used for a double bed—most probably for parents. Other double
bedrooms were used equally for double or twin beds,

23, Four-fifths of those housewives with a double bedroom of
approximately 10m?* were satisfied with its size whereas nine-
tenths were satisfied with those that were approximately 13-4m?,
A filth considered bedrooms of 2-56m as too narrow. 65m®
proved io be the minimum acceptable area for single bedrooms.

24, The middie-aged and elderly people living alone in bedsitter
flats showed high levels of general satisfaction, but sleeping
arrangements did not seem to be satisfactory, Living areas were
not divided into living and slecping zones and care was taken by
tenmants not to let the living room look like a bedroom. Where the
kitchen 'diming room was large enough the bed was put there, and
where it was not, a folding bed or convertible settee was used.
Although there was a fairly sirong demand for a separate bed-
room only half those who wanted one said they could afford to
pay an extra 30p a week rent for it It would be useful if layvouts
of bedsitting rooms included the furniture required for the
living space and for a single bedroom.

25, The small size of bathrooms was spontanecusly mentioned by
a third of those with bathrooms of 2-8m?*. Just over a quarier of
those with internal bathrooms complained about lack of daylight.
On both these points complaints were more frequent the larger
the household. Floor-to-ceiling soil and rainwater pipes were
visible in the 2B4P bathroom which drew complaints from two-
fifths of the housewives, Attitudes to the bathroom were not
strongly linked to satisfaction with the dwelling.

The estate

26, Apart from other general satisfaction variables, the factors
which related most closely to estate satisfaction were noise,
estate attractiveness, play and privacy.

27. The white cladding, the grass and the openness of the layoult
seemed to be things tenants appreciaied about the appearance of
the estate. Apari from particular areas on the esiate (e.g. back
alleyways and public staircases) which drew complaints from a
minority of tenants, the general appearance was greatly appreci-
ated and probably shows the benefit of not only paving careful
attention 1o the design of the landscaping and the surroundings
generally, but also of keeping up a high level of maintenance,

28, The problem of lack of privacy was most marked in the
houses, where a third complained. These were particularly
vulnerable io being overlooked in the living room from the
houses opposite and, 1o a lesser extent, in the bedrooms, where
the problem was aggravated by a change in level so that some
living rooms looked directly into bedrooms. In flats, lack of
privacy and being overlooked were problems to those on the
ground floor and those with living rooms overlooking the main
children's play area.

29, Complaints of lack of privacy were linked with those about
being overlooked and being disturbed by noise, especially that
created by children's play.

0. Open views of green areas were much appreciated bul not
where privacy was invaded. Views on 1o play areas suffered this
drawback and were not popular.

Children's play

31. The number of children observed playing outside was
comparatively high and most mothers felt their children went
outside enough (o play.

[

32, Compared with other estates, the play areas at Oldham were
well used. Factors which influenced this may well have been the
total area given over to these and the amount, type and position,
of the equipment provided,

33. The small gardens at Oldham were not extensively used for
play. This was also found 1o be the caze on estates studied by the
Building Research Station where play facilities outside the garden
were as attractive as upon this ¢state.! However, gardens fulfilled
other needs and contributed to the variety of opportunity Tor

play.

34, The paved areas, which were relatively safe and near the
houses, probably contributed to the fairly high proportion of
under-five’s playing out on the estate. The fact that kitchens
overlooked footpaths may also have helped although mothers
did not mention this as one of the advanitages of kiichen location
and it is doubiful whether many children were always in sight of
mother while playing. On the other hand young children may
have felt happicr playing where they knew they were near to
mother,

35. Traffic was not a major worry to mothers as a whole but it
was a particular problem to those with children under five. Tt
would appear from this appraisal that the highest incidence of
plav on roads (and therefore the point of greatest danger) existed
on the road berween the new dwellings and some existing terrace
houses, for here children from the new estate met and played
with children from the older property.

36, Traditional play equipment was far more popular than the
‘architectural’ pieces specially designed. OF the equipment on
this site swings were the most universally popular for although
the sandpit and pool were well liked by children they were not
liked by adults. Indeed as a consequence of complaints from
adults the sandpit was filled in and the pool filled with water only
on hot days in summer. The main play area was a source of
considerable disturbance to the adult and elderly households
overlooking it.

37. Small, closely-spaced areas of traditional play eguipment
appeared o be equally if not more popular with children than
large widely-spaced areas. They also appeared to cause less
annoyance to adults, especially where positioned away from front
entrances to dwellings at the ends of or behind blocks. Sinking
one of the play areas below the level of the houses seemed 1o
minimise the annoyvance felt by adults.

38, The ball-games area was nol very well used. Comparison
with ball-games areas on oiher esiates suggesis that iis size was
nol the most significant reason for it not being used. [t is possible
that had a softer surface than tarmacadam been employved (like
grass or ashes), and had it been located in a position where adults
did not discourage its use, it might have proved more popular.

Access decks

39, As the decks led out in one direction o ground level at a
point very near the town centre, in general they were used very
well. However, half those with front doors opening on to the
decks said they often walked in the opposite direction against the
fall of the ground and therefore had 10 negotiate public staircases.

40. Tt is well known that elderly people very much enjoy looking
out on to a busy scene and the decks at St Mary's provided
admirable opportunity for this especially as the balustrade was a

' BuiLmsG ResgarcH StaTion Mational Building Studies Research
Paper 39 Chiliren's play on howsimg estares (V Hole) HMSO 1966
pp 12-17



convenient height for leaning on. As they were of a generouns
width they were also used for chatting to neighbours and the twa
that faced west were used for sitting in the sun. They were greatly
appreciated for affording protection from the rain but there were
a few complaints of dirt and smell caused by dogs.

41. For adult and elderly households, being in a dwelling on a
deck was as good as being in a dwelling at ground level. The
window link between the deck and the kitchen/dining area of
fais at deck level did not interfere with tenants’ privacy.

42, While a quarter of the tenants with one flight of stairs between
their flat and their front door at deck level liked the arrangement
because it gave them extra privacy, a third dishked it, Generally
these were the elderly who found it inconvenient or difficult (o
negotiate stairs every lime the front door bell rang. The timber
internal staircase used, also caused a minor noise problem in the
flats below,

43. Sixiy per cent of ihose living in flais said they heard noises
from the decks—half of which bothered them. The main com-
plaint was of people walking along the decks especially at night,
This was far worse for those dwellings between 1wo decks.,

Gardens and back alleys

44, In their previous homes only about a ifth of the houscholds
had a garden. On the new estaie gardens of 37Tm* contenied all
tenanis and those of about 28m?* contented three-quariers. Any
gardens much smaller than 28m* were unsatisfactory for the
majority of tenants. However, two-filths complained of lack of
privacy in the garden and nearly three-quarters were dissatisfied
with the open fencing.

45, The back alleyways were not considered by most mothers 1o
be suitable for toddlers” play and two-fifths said they were dirty.

Moise

46, Noise from oulside the dwelling disturbed more tenants than
noise from one dwelling to another, with noise from traffic and
children playing proving to be the most troublesome, The traflic
noise was generated within the esiate and complaints mainly
concerned car doors slamming etc. on the large surface car park,
often late at night.

Traffic

47, Car ownership was low and generally restricted to adult and
family houscholds. At the time of the survey there was enough
parking provision close to houses. The large surface car park,
which was close to elderly persons’ dwellings was not widely used
but the noise nuisance it generated was out of all propartion to
15 use.

Refuse disposal

48. Half those who had individual disposal facilities complained
that either the bin store was too small or that it allowed smells
to enter the dwelling. In comparison only 5% considered the
refuse chutes to be unsatisfactory.

49, Although there were only about 60 women under 45 in ihe
flats, half of them used the incinerators for disposing of sanitary
towels. In houses most of the 100 younger women disposed of
internal protection or soluble towels down the w.c. or put non-
soluble towels in the refuse sack. However, 21 preferred to burn
them—I 1 used an incinerator in the flats and 10 resorted to taking
them off the estate usually to a relatives house with an open fire,

pe 22—B

Clothes drying

50. In dry weather house gardens were extensively used for dryving
washing. In all other cases wenants dried washing in areas of the
dwelling which were already heated. The drying cabinets installed
in flais were not used for drying because they were said o be
expensive and not necessary. Communal dryving areas were not
used either, mainly because of difficulties with access,



3 General background

3a The site

The area redevelopmeant plan

51. A broad outline of Max Lock and Partners’ proposals for the
comprehensive rencwal of the total 120 hectare site to the north
of Oldham's town centre, is shown in Figure 1.

52. Inconjunction with Max Lock and Pariners the Research and
Development Group submitted a repori proposing that the entire
120 hectare site should be heated by means of a district heating
scheme (the location of the coal-fired boiler house has, for
convenience, been shown in Figure 1). This proposal was accepted
by the Council as were two other amendments which affected the
Phase | brief, The first of these adjusted the boundaries of the
site (shown in Figure 2) whilst the second, made as a result of
the Group's social survey which showed that many people wished
to continue living in the area,? increased the planned density from
200 bedspaces per hectare to over 247,
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The existing site

53, The 6-96 hectares (net) which comprise the area of the Phase 1
site are close to the town centre and are over 215 metres above sea
level. With a 12 metre fall in ground level from north-west to
south-gast, the site is very exposed and although the prevailing
wind is south-west there are frequent cold north-east winds off
the moors. These winds help to account for the fact that the
average number of degree days for Oldham is 4 250 a year.® In
addition to this the average annual rainfall is also high at 1-016
metres over an average of 225 rain days.t

54, Figure 2 shows other relevant features of the site once it had
been cleared of the existing slum dwellings.

55. Because the site was part of a much larger area of redevelop-
ment provision had to be made for a major pedestrian route from
the later phasesof development to thenorth. This routewas torun
through the site from Radeliffe Street in the north to the town
cenire, At its southern end the route was to take advantage of the

\ﬂi B Blusing
- R

Biouber

J packiel . X

LI
il mﬂ]ﬂ

3 ) Phasas 1 sita
[/ potmes
—A L A

Shaded areas {;-'ﬂr e i Sebacl

denale sreas of 500 \ | |

clea rg-::i shams '_z'_.-1" - A e b ] apd IR A

& paiimeler L"-:céu b —

ol Lire e - y VIEWS LR 1l

| r _.‘y."':\‘fﬁ_‘
W e

e Ve

OLOHAM  CENTRE
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* A degree day is the number of degrees between 60°F and the daily
mean iemperature when this is lower, Degree days are usually expressed
as o yearly total,

t A rain day s a period of twenty-four hours between 0900 hrs and
049,00 hrs GMT in which 0-25 mm or more rain is recorded.



proposed level for the orbital road and cross it at high level when
the total redevelopment was completed. It was also intended that
the western boundary road (Lord Street) would eventually be
closed once phase 98 (Figure 1) was completed so therefore any
roads into the siie from this side were to be kept as short as
possible.

The completed scheme

56. The 338 flais and 182 two-storey houses which made up the
completed scheme gave an overall density of 272 bedspaces per
hectare, at o design average of 3-42 persons per dwelling. The

fMats were in five blocks which vaned in height from three (o five-
storey. Generally these were positioned to the south-¢ast of the
site (se¢ Figure 3).

57. Following the sociological requirements of the brief the
largest dwellings, for families with children, were in (wo-storey
houses with private gardens, These houses were arranged in
terraces following the contours of the site in order Lo give econo=
mic cranage mins during construction.

38, By placing some blocks across the contours the natural slope
of the ground was used 1o provide access (o dwellings by covered
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fwer-bedroaned dwelling suitable for four people iz shown as 2049,
e this particalar plan only the houses are denoved by this method,

The dotred line indicates pedestrion eirenlation within the flat complex ot deck level. Arrows show point of hovizontal access onto decks from
grownd fevel, While the fetters show the position of public staircases giving vertical access from grouwd 1o deck.

As iz the case with many new estates the public howse bax bor ver been builr.



decks running out to ground level in the direction of the main
pedestrian route. All front doors were thus accessible from
ground level without the need 10 use stairs.

59, As all house terraces ran north-south the living rooms, which
all faced onto back gardens, received sunlight from either east or
west. The minimum distance beiween the fronis of houses was
about 9 metres but this only applied to the two-bedroom four-
person type lining the main pedéstrian route which had no bed-
room at the front. The minimum distance between backs of
houses was about 14 metres.

3b The tenants and their choice
of dwelling

Where the tenants came from

6. Background deiails collected from housing records gave some
idea both of what tenanis’ last homes were like and of the
standards of reference they used in judging their new homes on
S5t Mary's. The occupation of the 5t Mary's estate marked the
second stage of the phased redevelopment of the whole area.
Those families displaced from the old dwellings on the site could
not be offered new dwellings in the area as none were available
and so they had to be rehoused on outlving estates.* However,

.. in letting the 520 dwellings at St Mary's it was intended
that families occupying the dwellings which were to be demolished
elewhere in Phase Il of the 5t Mary's arca would, in the main,
find accommaodation in the new development. Unforfunately, the
timing of the acquisition of these areas for demolition was a little
bit out which meant that the early dwellings at 51 Mary's were
tenanted by people concurrently being dispossessed from other
parts of the town, notably from the properties to be demolished
prior Lo the construction of the Internal By-pass, However, it was
possible later to transfer people from the Fisher Street CPO (St
Mary’s) and offer opportunities to these tenamis, who had origin-
ally been displaced from St Mary’s, to return if they wished 1o do
so. This was negotiated by means of the ordinary facilities of
applications to transfer and no encouragement by way of circulars
was given."*

6l. Although only six of the families who had origmally lived
within the boundaries of the estate had returned 1o a new dwelling
by March 1969, most tenants (61 %5) had previously lived within
BO0 metres of the site, a further quarter had lived between 800
and 1 600 metres away and the rest had lived further away than
this. When asked, just over half the tenants regarded their last
home as being in the St Mary's area. OF those housewives who did
not consider that their previous home was actually in the St
Mary's area half said thai they knew ihe area well either because
they or their husbands had hived there ai some siage during their
life or because some friend or relative used to live in the area.
A few also said that they went to school or work in the area at
one time or habitually passed through it on their way to the town
cenire. Thus only about a quarter of the tenants did not seem
to be very familiar with the area.

62, Sixty-five per cent had previously rented homes from private
landlords, a guarter had previouwsly been owner-occupiers and the
remaining few had either been council tenants, had lived with in-
laws, or had been lodgers.

* Mimastry oF Housivg ann Locar Goverssest Design Bulletin 20
Maving out af @ shum: a study of peaple meoving from 5t Mary's, Okifuam
HMSO 1970 p |

From a note by Oldham's Housing Manager.
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63. Just over half (52%2) had lived in houses which had been
demolished under clearance orders. A quarter of the tenants
(26 %) came from the waiting list, and somewhat under a quarter
(17%2) required rehousing from the private sector for reasons
other than slum clearance such as voluntary closure, house
purchase, road improvement demolition, and emergency cases
{e.g. evicied families) given commitiee prioriiy. 3% were iransfer
cases from oiher local authority dwellings.

teh. Only 1354 of the tenants had previously enjoyed a fairly high
malterial standard of housing. The majority (72 %) had previously
lived in dwellings which lacked several basic amenities and the
remainder had lived in dwellings which afforded a very low
standard of housing.

65. Previous housing costs had been extremely low for most of the
tenants, especially for the clderly. Over a quarter had not had
any outgoings on rent or mortgage repavments. These were
probably the older owner-oocupiers or those living with in-laws,
Two-fifths had paid under £1 a week and the rest had paid more
than this, Only 5% had paid over £2 a weck. Tenants, when
applying for a dwelling, were given the opportunity to say how
much rent they could afford and a half did s0. Most quoied
between £2 and £3 (32%) or beiween £3 and £4 (38%)) a week,
Rents and rates on the new scheme ranged from £1-50 to £4-50
approximately, so it seems that most tenants were prepared to
pay current local authority rents, as were those living in the slum
areas of St Mary's in 1963.* (See also paragraph 117.)

&6, Half the elderly households had a to1al income of less than
£10 per week and half the adult and family households, including
a wilie's wages where she was working, (see paragraph 471) carned
less than £25 per week gross. Almost all were, or in the case of the
elderly had been, manual workers—over a third in skilled jobs
and the rest in semi-skilled and non-skilled jobs,

Where the tenants wanted to live

67. Tenants were given the opportunity when filling in their
application form before moving, 1o state which estate they would
like to live on. Some chose more than one estate but aliogether
68 %, mentioned 5t Mary's mainly as a first choice, Some time
later the Housing Visitor made a personal visit to prospective
tenants’ homes and pointed out where vacancies were most likely
1o occur in the near future. Eventually 835 of the respondents
requested dwellings on the 5t Mary's Estate.

68, Recently Oldham Housing Department has added a gquestion
to s housing application form asking applicanis to state the type
of dwelling they would prefer and whether they would be willing
to consider a flal or maisonette, Three-quariers of those inter-
viewed had had the opportunity to answer this question and the
results are shown in Table 1. Somewhat over a quarter (297%2)
stated that they wanted a house and were not willing to consider a
flat. Half of these were families with children under sixteen.
Three-guarters of those asking for a house were in fact given such
dwellings. The remainder of those wanting houses, mainly elderly
or adult households, had hitle prionty for houses and were
allocated Nats.

69, Two-fifths stated a preference for a flai on their application
forms. These were almost exclusively adult and elderly households
and their choice was largely met,

70, Those who expressed a willingness to consider either a flat or
a house amounted to almost a third (32%0) and were drawn from
all types of houscholds. The majority of these had no strong
preferences, but a quarter (8% of the total), although willing to
consider a flat, thought they would still prefer a house,

! MHLG Design Bulletin 20 Moving owf of a slore 1970 pp 22-24



Tahle 1

Preference Family*

househalds

Ner, %
Prefer a house,
nol willing to consider a Mat 40 47-5

Prefer a house,
but willing to consider o fAat 13 154
Mo preference,
willing to consider a Mat 22 26:1
Prefer a flat 2 K
Total hE [LiE)

Adult® Elderly* Total
households households
No. % No. % Mo %
26 24-0 14 -9 80 2940
1 3:2 T -5 21 53
27 248 15 18-1 =] 23:2

53 480 47 365 e 395

10 100 L] 10800 ITa 10040

* Uniless otherwise stated the definition aof honsehold (ypes living on the estate were as follows:

Family households were those with at least one child under 16 vears old

Adult houscholds were those with no child under 16 vears old

Elderly households were those with no children and at least half the members were over retirement age

71. It was the family households who expressed greatest prefer-
ence for a house. Almost half said they would only consider
moving (o a house compared with a quarter of the adults and
under a fifth (17 %) of the elderly. 40°% of the families were willing
to consider a flat but only 117, would positively prefer a flat.
However, among ihe adulis and elderly, hall aciually siated a
preference for a flat.

T2, It is possible 1o compare these choices with the wishes of the
original residents of St Mary's whose answers were recorded in
1963 and are documented in Living i a sfum.® Then the majority
expressed a desire for a house. The difference in choice made
then and by those now living in the new St Mary’s may reflect
an increase in the knowledge about and the acceptance of flats,
due to a greater number being built in the area.

T3. This enquiry did not probe deeply into the meaning or range
of choice offered to tenants or into the extent to which their choice
was limited by what was available, nor can it assess the sirengih
of a stated choice.

3c The system of construction

The reason for using 12M Jespearsan

74. At the time design work was started the slum clearance pro-
gramme in this and other areas was increasing and there appeared
to be a need for building methods that offered higher productivity.
One such method was system building so the Ministry, in con-
Jjunction with Ove Arup and Pariners, eslablished a number of
aims that were thought to be desirable il a system was to be suit-
able for the slum clearance and urban renewal programme.

75, These aims suggesied that a system should :

() use factory-made precast concrete walls and Moors to reduce
site labour requirements and speed up construction time;

{b} be suitable for relatively small and sloping sites and therefore
suitable for use with mobile, medium-weight (2-51 tonnes) cranes;
{c) use components which combined standardisation with plan-
ning flexibility;

{d) be suitable for one or two-storey houses as well as low-nise
Mats up to five storeys;

e} be able to provide for vertical access lo dwellings a floor
above deck level;

() include a reasonable range of external gables, infill cladding
panels, internal pariitions and floor finishes;

{g) have a high degree of accuracy on walls and fAoors obviating
wet trades such as plastering and screeds;

1 MHLG Design Bulletin 19 Living e a shom 1970 pp, 27-29

(h} have exposed walls and floors with a *U” value of 1-14 Wim®
deg. C. or better, party floors giving grade 1 sound insulation
and party walls that gave better than grade | sound insulation;
{1) allow for alternative forms of heating;

(1) be no more expensive than alternative methods of consiruc-
fion;

(k) be to the dimensions and performance standards recom-
mended in Design Bulletin 8.#

76. The possibility of starting from scratch and creating a new
system was rejected in favour of developing one based upon the
considerable experience already gained by sponsors of existing
systems. Consequently a number of selected firms were ap-
proached and it was eventually decided to work with John Laing
and Son Limited, This firm was already interested in the Danish
Jespersen system.

77, Although the aims of the Danes had been similar 1o those of
the Ministry some further development by Laings, Arups and the
Ministry was necessary in order to make the system suitable for
building two-storey houses (including link bedrooms) and for
building multi-storey blocks having wide recessed access decks
and iwo-level dwellings with a private staircase. The resultant
system was 1206 Jespersen.*

12M Jespersen

78. The structure was based on factory-made load-bearing
unreinforced walls 7 in (178 mm) thick which gave a finished
floor-to-ceiling height of 7 1 & in (2:286m).T Lengihs of wall
units were 4 ft (1-219m) or 8 fi (2-438m). Openings which varied
in size from pipe holes to an effective opening of 6 It by 6 ft & ins
(1-829m by 2-032m) (used to form decks, see Figure 25) could be
cast into the wall components. Gable walls had a standard inner
load-bearing leaf with a factory-applied insulation and finish.

79. Reinforced Aoors were 7 in (178mm) thick and 4 fi (1-219m)
wide with a lengih which varied in multiples of 1 fi (0-305m)
from 4 £t {1-219m) to 18 i (5-486m). These could also have holes
cast in them to form duct openings etc. by the use of inserts placed
in the standard moulds. Such components, whether floor or wall
units, were known as standard variant components if the inseris
did not affect standard casting procedure, or special componenis

if they did.

b MivisTRY OF Housing axp Locar GoverRsmesT Design Bulletin 8
Dimensions ond components for housing with special reference o
industrialised building HMSO 1963 Out of pring

* John Laing and Son Limited say that since this contract has been
completed they have continued to develop the 12M Jespersen sysiem (o
meet changing niceds.

t A briel description of the method of erecting these structural
components is given in Appendix B,
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Major disciplines of the system

80. The following were the major structural design disciplines of
12M Jespersen. They have been given in broad outline to enable
the reader to grasp the implications of some design decisions
referred 1o in the text:

fa) all dwellings had to be designed on a 4 it by 1 ft (1:219m by
0-305m) grid;

(b} each floor unit had to be supporied at cach end by a wall unit ;
{c) all structural walls once started had to be carmied down
through the complete height of the building;

() the same size wall components had to be used over each other
for the whole height of the wall;

(¢) large openings such as doorways etc. could only be cast into
3 M 2-438m) wide wall components;

([} each block of dwellings had to be braced with short additional
structural walls positioned at right angles to the main structural
walls;

(g) the maximum wall unil cantilever was 5 It (1:524m).

21, In addition it was found that there were financial disciplines
as follows:

(a) howses with concrete floors and roofs tended to be more
costly than those constructed in a traditional manner. Therelore
schemes consisting wholly of houses were uneconomic in (his
system;

b} the precasi gable walls were much more expensive than tradi-
tional consiruciion. It was therefore necessary to design blocks
of dwellings as long as possible in order to keep the number of
gable walls to a minimum;

() the most economical spans of roof and Moor units were 16 N
(4-877m), 17 fii (5-181m) and the maximum 18 ft (5-486m).
Shorter span units cost more per square foot and necessitated
the use of additional supporting walls thus adding to the cost of
the structure;

(d) the most economical block was a straight terrace, bt a
slagger in plan of 4 1t (1:219m), & 0t (2-438m) and possibly 12 0t
(3-658m) was found to be cheaper than two separate blocks,
However, such staggers presented special structural and cladding
problems at the re-entrant comers;

(e} vertical steps in a block were expensive. However, while on
gently sloping sites il was lound cheaper 1o provide a level base-
slab than to step the block, on steeply sloping siles such as at
Oldbham it was found cheaper to make dwellings follow the
contours of the site;

(f) standard variant structural components Were mMore expensive
than standards, and specials were more expensive still, Therefore
plans of the dwellings were standardised as much as possible
especially in relation to spans and areas in which there were
services Le. pipe holes through slabs elc. for it was more econo-
mical to have one componeni with a number of holes in it than
several with one in each,

12



4 The dwellings

4a

d4a(f) A comparizon between briel and completed scheme

General studies

83, On the whole the brief was adhered Lo although fewer one-
person dwellings and more two-person dwellings than requined
were provided. This departure from the briel was unforiunate

82, Figure 4 shows the division of dwellings into Aat and house

types and compares this to the requirements suggested by the

social surveys,

only in those cases where this created the small enclosed kitchen
without a rooflight.

4. The main failure 1o meet the briel was in regard 1o the

arrangement of rooms within dwellings—the result of using
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5 Link-bedroom in a 2B4P house.
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narrow-fronted houwses. Generally this meant that no separate
dining arca was provided, a failure which, in the event, was
not regretied as the kitchen/dining areas provided proved very
popular.

85, It will also be seen from Appendix C that some dwellings
are below the Parker Morris space standards which, at the time,
were not mandatory. This failure to meet one of the requirements
of the brief, although partly the result of a later decision to move
the concrete cladding six inches (152mm) in from the face of
the structure, was, in the case of the flats, mainly brought about
by the difficulty of reconciling the modular planning discipline
with the need io mix various dwelling types within one block of
simple external shape.

daliiy The arrangement of dwellings

86, The two-storey houses, of which there are three standard
types (2B4P, 3BSP and 4BTP), are, for reasons of cconomy,
designed to be contained within one structural bay.® These bays
are either 138 it (5-436m) (2B4P and 4B7P) or 16 ft wide (2-877m)
(AB5P). Depih of house plans is 24 fi (7:315m) for the 2B4P and
32 ft (9-754m) for the remaining two types,

87, It was realised that it would not be possible to design flats
the same way (i.e. cach within one structural bay) if the desired
social mix was to be achieved and the smaller old-persons’
dwellings were to be interspersed within each block with other,
larger, dwellings.t A standard bay width of 13 fi (3-962m) was
finally selected as it was found (when used with a block depth of
32 Mt (9-754m))y that this gave the most suitable compromise
between the social requirements and the economic requirement
for a simple block shape.

88. The blocks of flats are of three, four or five storeys. Decks
are used which give access 1o flats on the same level and (via
private staircases) 1o those on the floor above (Figure 6). In the
four-storey block, where there is a deck at second floor anly, the
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6 Diagrammatic elevation of compasite blocks and sections at three, four and five storeys.
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Each of the standard types of house has a *link” version in which an
additional double bedroom is provided over an adjacent public fom-
way (Figure 5). There are 11 of these houses.

T  Other studies and the experience of the elderly living in houses at
Oldham (see paragraph 13) suggest that old people are happicr not
living in close proximity 1o children.



T first-floor flats have access via private staircases from ground
level, All ground-Aoor lats have direct access from ground level.
The ‘up and down from deck’ solution was rejected because of
the planning drawback for first-floor dwellings and problems of
structural stability introduced by having two staircases,

Bedsitting

room flat
F i -:.:-.:
; 89. The basic plan arrangement at every floor level uses three of
t_',}’ &= | | the 13 ftx< 32 ft (3-962m = 9-754m) structural bays to form two
. E . fMats: the centre bay contaiming an internal bathroom for each
u fMat. At deck level—due to the fact that the deck is contained
within the framework of the block—Iless usable floor area was
i : available and the two flais thus formed are small dwellings—
: i i generally a bedsitting room and a 1B2P flat, Each of these flats
= —f————————} 4 is entered at the centre bay and each is wrapped round an
entrance lobby and staircase leading to the flat above (Figure T).
It would have probably made planning easier if both staircases
had been placed in the centre bay, but the archilects were un-
certain at the time whether or noi this was structurally advisable.
= — It was later apparent thai this would have been feasible.

T  Plan at deck level.

gAY 1Al 18:2P flat 90, At levels immediately above decks or above the ground in
four-storey blocks (i.e. those with access by private staircase from
A below) the whole width of the block is used and the three-bay unit

contains either two 2B3P or one 2B4P and one 1B2P flats (Figure
8). Such flats are often referred to in the text as “staircase flais’,
ﬁ:‘ 91, The ground-floor plan in four-storey blocks is identical with
the access-deck plan except that the structural bays on either
Ny side of the entrance are extended out to the face of the building
(Figure 9).

= —_—
———r——

—t | 92, In three and five-siorey blocks, the ground floor contains no
f i ) a access 1o flats above, so that all three structural bays arc extended
& Plan ot intermedinte level (staircase flats). to give larger dwellings—a 1B2P and 2B4P flat ( Figure 100,

93. With the exception of those at ground-floor level, all the basic
e three-bay flat arrangements are augmented when they are next io
public staircases by additional bedrooms behind the staircase.
Tenanms® clothes-drying areas are also provided within this bay at
all but deck and ground levels (Figure 11).

-
m
=

Denotes area in which bathrooms are located

Denotes area in which kitchens are located

Denotes drying area

9 Plan at ground level on four-storey blocks,

I '
[ T 1 2B 4P flai o8 4P {lat
182P flat 2B 4P flat
K I |
.
K. k1A ~
, \_,

L

‘r"l,__'h_ Ef_ \j |
o KN
| e
I | Ii
| te———  A— — |
e a s 11 Plan ai imermediate level showing use of exira space created by
10 Plan at ground level in three and five-storey blocks. staircase bay, Compare with Figure 8,
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daliii) Plans of the dwellings

General notes

94, The furniture layouts shown on the following plans are not
those proposed by the designer but are composite layouts evolved
from studying the ténanis” own furniture arrangements,

95, Some fMatz at intermediate levels and/or those with an addi-
tional bedroom in the structural “public staircase” bay (see
Figure 11) have cither an emergency smoke lobby between the
additional bedroom and public staircase or else have a different
entrance arrangement on the floor below (depending on whether
the flat is entered from ground or deck). Because of this arcas
have been approximated to avoid redrawing plans which are in
all other respects equal. Accurate areas of these dwellings and the
numbers involved are given in Appendix C.

6. Attention is drawn to the fact that the scheme was built before
*rker Morris areas and standards were made mandatory, & amd @

MirisTey oF Housimg axp Locar Goverssmest Homes for roday
aird domierrow (Parker Morris Report) HMSO 196]
¢ Misastry OF Housing anp Local GoverssEnT Circular 1/68
{Welsh Office 1/68) Mefricarion of housebuilding HMS0 1968 pp 9-10
Minestry oF Housivg ann Locar GoverssesnT Circular 82/69
(Welsh Office 84/6%) Howsing stamdards and  costs:  accommodation
specially designed for old people HMS0 1969 p 4

2B4P house

Area: T98m* including storage
Mandatory area: T90m* including storage
Storage arca: 5-6m*™*

Mandatory storage area: 4-5m®

Mumber buili: &0

Mumber of tenants interviewed : 49
Mumber of furniture layouts recorded : 29

In addition to the above, five further dwellings of this basic type
were built with a link-bedroom beiween two blocks, This bedroom,
which was entered by a door in the flank wall at the head of the
stairs, changed the house type into a IBGP dwelling,

Area: 93-3m* including storage
Mandatory area: 97-0m?* including storage
Storage area: 5-6m**

Mandatory storage area: 4-5m®

Mumber buili: 5

MNumber of tenants interviewed: §
Mumber of furniture layouts recorded: 4

¥Includes 1-67m* for external shed (not shown).
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L1 - 104t
Scale for all type plans
m

GROUND FIRST FLOOR

4# East or ‘West

* Bedroom 2

In over half (15) of the layouts surveyed this was wsed as a

single bedroom—but no common pattern of furniture arrangement
wits discernible.

FLOOR




3B5P house

Area: 91-5m** including storage
Mandatory area: B9-5m® including storage
Storage area: 4-8m°

Mandatory storage anea: 4-5m®

Number built: 90

Number of ienants inierviewed : 68
Number of furniture lavouts recorded : 30

In addition 10 the above, four further dwellings of this basic type
were buill with a link-bedroom between two blocks. This bedroom,
which was entered by a door in the Tank wall a1 the head of the
stairs, changed the house type into a 4BTP dwelling.

Area: 103-Bm®™ including storage
Mandatory area: 114-3m® including slorage
Storage arca: 4-8m®

Mandatory storage area’ 6-5m?®

Number built: 4

MNumber of tenants interviewed: 3

Mumber of furniture lavouts recorded : 2

*Includes 1:67m? for external shed (not shown),

4B7P house

Area: 103-2m** including storage

Mandatory arca®*: 114:5m® including storage
Storage arca: 4 Tm*™

Mandatory storage area: 6 5m?

Mumiber built: 21

Mumber of tenants interviewed: 17

Mumber of furniture layouts recorded: 12

In addition to the above, two further dwellings of this basic type
were built with a link-bedroom between two blocks. This bedroom,
which was entered by a door in the flank wall at the head of the
stairs, changed the house type into a SBIP dwelling.

Area: 116-6m** including storage

Storage arca: 4-7m®™®

Mumber built: 2

Mumber of tenants interviewed: |

Mumber of furniture layouts recorded: 2

(Mo mandatory standards exist for this size of dwelling.)

*Includes 1-67m® for external shed (not shown).
** Howwes for foday and tomorvew did not recommend areas for this
size of dwelling.

CROUND  FLOOR i FIRET FLOOR

4} East or West

*Redroom 2
In a third (nine) of the lavouts surveved Lthis was used as a
single bedroom.

*Bedroom 3
In almost a third {cight) of the layouts surveved a betler arrangement
of furniture was achieved by placing the bed alongside the window,
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*Bedroom 2

In almosi half (six) of the layouis surveyed (including the three
mentioned below) this was used as a single bedroom.

*Bedroom 3

In three of the 14 layouts surveved this was wed as a single bedroom,
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Bedsitting room flat

Area: 3608m® including storage
Mandatory area: 32-5m?® including storage
Storage arca: |1-2m®

Mandatory storage area: 2-5m®

MNumber built: 18

MNumber of tenants interviewed : 28
Mumber of furniture layouts recorded: 20

In addition to the above, 12 further dwellings of this basic lype were
Built with a bedroom in the adioining structural "public staircase’
bay. This bedroom, which was entered by means of a door from the
living room, opened out onto a private balcony 3-8m long by 1-0m
deep. It also changed the flat type into a 1B2P dwelling.

Area: 49-8m® including storage

Mandatory area: 47-5m® including storage
Storage area: 1-2m*®

Mandatory storage area: 30m®

MNumbser built: 19 (7 handed)

MNumber of tenants interviewed: 16
Mumber of furniture layouts recorded: 15

Location: Deck levels,

Bedsitting room flat

Area: 41-8m? including storage
Mandatory arca: 32-5m® including storage
Storage arca: 1-2mé

Mandatory storage arca: 2-5m®
MNumber bailt: 15

Mumber of tenants inferviewed: 11
Mumber of furniture layouts recorded: 10
Levcation: Grround Aoor in four storey,

Eirches

4& Saulh or East

*Washing machine etc. The amount of extra equipment in these

dwellings was generally low, (See paragraph 176.)

1
ﬂeﬂén!:r%‘ﬁ

R

Baltreos

4?5 Sauth or East

*Drining area

Most surveys of these dwellings showed that tenants preferred to
place their bed in this arca rather than the bedsitting room proper;
consequenily the kiichen becomes somewhat crowded when the
tenant has exira equipment. (Bul see paragraph 170.)



1B2P flat

Area: 49 5m?® including storage
Mandatory area: 47-5m® including storage
Storage arca: 2-8m#

Mandatory storage area: 3-Om®

Number built: 24

Mumber of tenants interviewed : 18
Mumber of furmiture layoutls recorded: 9

Locarion: Ground floor in three or five storey

1B2P flat

Areg: 52-8m® including storage
Mandatory area: 47-35m" including storage
Storage arca: 0-8m?®

Mandatory storage area: 3-0m*

MNumber built: 15

Mumber of tenants interviewed : 15
MNumber of furniture layouts recorded: 10

Locarion: Ground floor in four storey.

% South or East

i

In two-thirds of the lavouts surveved this was also used as the dining

In a third (threed of the lavouts surveyed this was used as a single

*Kiichen
area.
*Redroom
bedroom.
-
i
o ——
R

4&5 South or East
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1B2P flat

Area: 47-Bm® including storage
Mandatory area’ 47-5m® including storage
Storage area: 0-8m*

Mandatory storage area: 3-0m?

Mumber built: 57 {7 handed)

Mumber of ienants interviewed ; 40
Mumber of furniture layouts recorded: 15

Location: Deck levels,

1B2P flat
Entrance lobby on floor below not shown.

Areq: 53-Tm* including storage
Mandatory area: 47-5m* including storage
Storage arca: Ordm®

Mandatory storage aréa: 3-0m®

Mumber built; 11

Mumber of tenants interviewed: 10
Mumber of furniture layouts recorded: 7

In addition to the above, four dwellings of this basic type were
built with a bedroom in the adjoining ‘public staircase” bay. This
bedroom which was eniered by means of a door from the living

room, opened out onto a private balcony 3-8m long by 1-0m deep.

It also changed the flat tyvpe into a 2B4P dwelling.

Area: 66:3m® including storage
Mandatory area: 73:5m?* including storage
Storage arca: O-dm®

Mandatory storage area: 3-5m?

Mumber built: 4

Mumber of tenants interviewed: 3
Mumber of furniiure layouts recorded: 3

Lercebionn: All but ground and deck levels,

|
Lising toaes
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South or East

50
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% South or East

*Kitchen
In two-thirds of the layouts surveved this was used as a dining arca
consequently the dining table is shown here.

*Bedroom
In two out of the seven layouts surveyed this was used as a single
bedroom.
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2B3P flat

Entrance lobby on floor below not shown,

All three structural bays on this type of plan were used to form

two very similar 2B3P flats, In the following lists details of the lefi-
hand varants (those shown with furniture layout etc.) are given first.

Area: 64-2m* and 65 1m* including storage
Mandatory area: 60-:0m® including storape
Storage arca: O-dm® and NIL m#®

Mandatory storage arca: 3-0m*

MNumbers built: 50 and 47

Mumber of tenants interviewed : 36 and 11
Mumber of furniture lavouts recorded: 16 and 15

In addition 1o the above, 19 further dwellings of these basic types
were built with a bedroom in the adpoining structural "public
staircase” bay. These bedrooms, which were entered by means of a
door from the living room, opencd out onto a private balcony
3-8m long by 1-0m deep. They aleo changed the flat types into
IB5P dwellings.

Area: 679m*® and 68-8m® including storage
Mandatory area: 32-5m® including storage
Storage arca: 0dm® and NIL m®

Mandatory storage area: 3-5m?
Mumbers buili: & and 11 =RuLI Ox Ayl

Mumber of tenants interviewed: 7 and 7
Mumber of furniture layouls recorded: & and 7

Locarion: All but ground and deck levels.

2B4P flat e -
Entrance lobby on floor below not shown.

Area: 75 1m® including storage
Mandatory area: T3-5m? including storage
Storage area: NIL

Mandatory storage area: 3-3m®

MNumber buili: 14

Mumber of tenants interviewed: 10 " i
MNumber of furniture layouts recorded: 10 ] N——

In addition to the above, one further dwelling of this basic type

was built with an additional bedroom in the adjoining structural -_'_"'
‘public staircase’ bay. This bedroom, which was entered by means of ki
a door from the living room, opened out onto a private balcony 1] Batheonm
3-Bm long by 1-0m deep. This changed the fat type to a 3BGP :
dwelling- ]—
Area: BT-8m* including storage
Mandatory ares: 90-0m? including storage !
Storage area: NIL
Mandatory storage arca; 3-5m?
The tenant of this flat was intervigwed but the furniture layoul was . - - = 4
not recorded.
Locarion: All levels except ground and deck. % sauth o East
*Bedroom 2
In four out of the ten layouts surveyed this was used as a single
bedroom.



2B4P flat

Area: 72-0m? including storage
Mandatory area: 73-5m* including storage
Storage area: 2-4m?

Mandatory storage area: 3-5mé

Mumber built: 24

Mumber of tenants interviewed: 17
Mumber of furniture layouts recorded: 16

Locarfon: Ground floor in three and five storey.

4% South or East

*Bedroom 2

In over half (nine) of the 17 layouts surveyed this was used as a
single bedroom—but ne common patiern of furniture arrangement
was dizcernible,



dalivy The allocation of dwellings amd occupancy rates

General notes

97, It was the general intention of both the Development Group
and Oldham’s Housing Manager that families should be allocated
houses and elderly people should be given dwellings without
stairs—either ground or deck-level Mlats. Adulis on the other hand
could be allocated fAats with an internal staircase to the front door
(referred to throughout this section as staircase flats) as it could
be assumed that they would be more mobile than the elderly.

98, Maturally ideal fit of households to dwellings can rarely be
obiained because it is impossible o predict how many of each
household type will be eligible for a dwelling at the particular
point in time when a scheme or block is ready to be let. The mix
of dwellings on 5t Mary's was indeed not determined with this
purpose in mind but built t0 meet the needs of a balanced
population taking into consideration the proportion of household
types found in the country as a whole, in Oldham, and in
Oldham’s slum clearance areas. When interviewing on site ook
place it was found that the proportion of adult and elderly
households was much larger than expected.

99, The composition of the 393 interviewed houscholds and the
dwellings they had been allocated was as follows:

{a) 58 were familics with at least one child under five vears of age
and had been allocated the following dwellings.

Houges 1 141
Ground floor fiats 01

Dock flais

Staircase flats | er—

*  In halfl these houscholds the children had been born afier the
dwelling had been allocated.

(b} 63 were families where all children were over five vears of ags
bt at least one was under sixteen. These familics had been allocated
the following dwellings.

Houses L 148
Ground floor flatis 01
Dack flats

Staircase flats | e 7

fc) 129 were adult howscholds and had been allocated the following
dwellings.

Houses I — 38"

Ground floor flats [——J10

Deck flats L 1 29

Staircase flats [ ] 54

*  Twelve of these houscholds had children in their late teens or
early twenties,

(d) 143 were elderly households and had been allocated the
following dwellings.

Houzes = |1 | |

Ground floor flats L J 50
Deck flats L ] 55
Staircase flats .

100, While the majority of household types covered by the
appraisal were suitably matched to the type of dwelling, alloca-
tion procedures had nevertheless been dictated to a certain extent
by the availability of dwellings, At the time of the first handovers
the development did not have enocugh small dwellings available
0 that some houses meant for families with children were used by
adult and elderly households with no priority need for a house
rather than a flat.

101. While it cannot be predicted how the mix will serve future
needs it 15 ikely that the small dwellings will be in high demand for
some time (o come because the slum clearance programme will
continue toyield a high proportion of the small elderly households
who want to stay in familiar areas close to the town cenire. There
is also an above-average and increasing proportion of elderly in
the population of the town as a whole,

Occupancy in relation to bedspaces

102, Figure 12 shows how the size of houscholds matched the
number of bedspaces in the dwellings. Figures within the boxes
show the number of houscholds which fitted their dwellings
exactly. Under-occupation falls to the left of this line of boxes
and over-occupation to the right.

103. Altogether over hall the dwellings (56-7%) were under-
occupied but mainly by only one bedspace. However, there were
pockets of greater under-occupation—for example almost half
the 2B4P dwellings (houses as well as flats) were occupied by two
people only, almost all of whom were elderly or middle-aged
married couples. Just over a third (36:2%) of the houscholds
fitted their dwellings exactly and over-occupancy was confined
to 28 cases (7155,

104, The proportion of small dwellings (2B4P and less) under-
occupied (58 5, -166) was similar (o that of the larger dwellings
(52%-57). The larger dwellings on the other hand had most over-
occupancy—23 % (25 dwellings) compared to under 1% for
smaller dwellings. Although under-occupancy was roughly the
same in houses and flats, more houses than flats were over-
occupied simply because more larger dwellings were houses.

105. Almost two-thirds of all households of four persons and
under were living in dwellings with more bedspaces than persons,
Few were over-occupying, Most of the five-person houscholds
fitted their dwellings exactly {with the remainder under-oocupy-
ing). When houscholds larger than this are considered, the all
too familiar picture of lack of space emerges, Although two of the
33 households of six or more people fitted their dwellings exactly
and six had spare bedspaces, most (25) were over-occupied. For
some of these very large houscholds, large enough accommuoda-
tion was probably not available and if it were, rents may have
been prohibitive.

Occupancy in relation to bedrooms

106. The ‘Bedroom Standard™ is a measurement of occupancy
devised 1o take into consideration household composition and the
number of bedrooms rather than the number of bedspaces. With
this standard all married couples are allotied one bedroom as are
all single people over 21. Persons aged between ten and 20 of the
same sex are paired and allotted one bedroom, and any single
person left over in this age range is paired with a child under ten
of the same sex and allotted one bedroom. Those under ten years
old are paired and allotied one bedroom irrespective of sex. The
bedroom standard therefore provides a much more generous
scale of accommodation than the numerical occupancy con-
sidered above.

5 Social SURVEY The housing sitweation in J960 (P Gray and R Russell)
Central Office of Information 1962 p 75 Out of print
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107. Figure 13 shows that although the rate of over-occupancy
remains about the same with the bedroom standard as with the
numerical occupancy scale (8-2 %7, the bedroom standard reduces
the rate of under-occupancy 10 almost a quarter (24 %) and in-
creases the numbers of dwellings with households of the correct
size to two-thirds (66%).

108, While this criterion for density of occupation shows the
same variation as the other scale in that smaller dwellings are
more frequently under-occupied and less frequently over-occupied
than the larger ones, the difference between houses and flais is
largely obscured by the fact that one-bedroom dwellings cannot
be under-occupied according to the bedroom standard, Bedsitter
and 1B2P flats constitute over half the total number of flats and
account for the high concentration of flats equal to the standard.

108, If these flats are considered separately the remaining flats
are 7-1%, (8) below standard; 48-2% (534) equal to the standard
and 44-67; (50) above the standard which is a more generous
allocation of space than in the houses and confirms what is shown
by the numerical occupancy figures,

Occupancy rates in relationship to allocation
policy

110, The figures quoted so far in this section must be set in the
context of the allocations policy of Oldham's Housing Depart-
ment.

111. While that Department’s first intention is (o allocate dwel-
lings with the same number of bedspaces as people in the house-
hold, it 1s often modificd 1o meet the wishes of tenanis for a

particular number of bedrooms. As long as tenants can afford the
rent and have reasonable claim 10 spare bedspaces Oldham
comply with requests as far as possible. For example, a person
living alone will be given a 1B2P flat if available, if he or she
particularly dislikes bedsitters. This policy results in a fairly
generous allocation of space and must be an important factor
contributing to the under-occupancy noted earlier. However, as
no records were kept of tenanis” wishes for spare space it has been
impossible to assess how much under-occupancy is due o this
cause.

112. A separate bedroom is automatically offered for each child
of different sex over seven vears of age and a spare bedroom given
to newly-married couples. The records of household compaosition
show that both these principles were carried out in practice with
very few exceptions.

113, Growing families are only given spare bedspace il they
request it, and the survey data showed that many such households
fitted their dwellings exactly, so that potentially there may be a
problem of over-occupation.

114, Adult households who did not follow the usual two-genera-
tion pattern of parents and older teenage children seemed to suffer
from lack of separate bedrooms. Oldham’s policy is (o iry (o give
ihem as much space as possible unless they say they are happy to
share. It would obviously pose problems to provide separate
bedrooms to the following household which is typical of a minority
housed on 5t Mary's; three sisters, two of over 60 and one of 44,
a middle-aged brother and a nephew of seventeen. A detailed
study of the attitudes to sharing of these types of houschold
might well support the case for subdivisible double bedrooms in
at least a small proportion of dwellings on any particular scheme,

Dwelling size MNumber of occupants per dwelling Total
1 2 3 4 b B 7 8 10
Bedsitter (Flat) 39 39
- 100.0 100.0
1B82P (Flats) 56 43 a9
¥ 56.6 43.4 100.0
2B3P (Flats) 6 35 23 3 67
o 89 22 | 343 45 100.0
2B4FP (Flats & houses) 6 36 27 10 78
T 1.6 456 342 12.6 100.0
3B5P (Flats & houses) 4 12 23 25 15 3 82
o 449 14.6 28.0 3056 18.3 3.7 100.0
3B6P (Flats & houses) 2 4 ]
Ei 33.3 66.7 100.0
4B7F (Houses) 1 2 3 1] 2 3 2 1 20
% 5.0 10.0 15.0 30.0 10.0 15.0 10.0 5.0 100.0
5B9P (Houses) 1 1
L. 1000 1000
Total interviewed 107 118 63 40 32 21 5] 3 2 2 393

12 Number of bedspaces under or over-occupied by dwelling size.
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Dwelling size 1 bedroom Number of 1 bedroom 2 bedrooms Total
below bedrooms above above
standard equal to standard standard
standard
Bedsitter - 39 = = 30
% 100.0 100.0
182P 4 95 - - 99
% 5.0 95.0 100.0
283P 3 N 33 - 67
% 4.5 46.3 49.2 100.0
2B4P 10 34 a5 - 79
% 12.7 43.0 44.3 100.0
JBE&P + 3BGP 14 61 20 3 88
% 15.9 58.0 22.7 3.4 100.0
4B87P 5 7 6 2 20
% 250 35.0 30,0 10.0 100.0
SBAP 0 1 0 1] 1
% 100.0 100.0
Total houses 24 70 a4 5 143
% 16.8 48.9 30.8 3 100.0
Total flats 12 188 &0 0 250
% 5.0 75.2 19.8 100.0
Total all dwellings 386 258 94 5 393
% 8.2 65.6 239 1.3 100.0

13 Households in relution to the bedroom standard by dwelling size.

115, Comparisons with national figures ® *4 1 show that under-
occupancy on this estate is less than in Oldham as a whole and
less than in the local authority sector in the Region, Owver-
occupancy 15 no greaier.

116. As with most new housing in both public and private sectors,
the estate was not occupied to the full designed level with the
result that there were 217 persons per hectare against the designed
272 bedspaces per hectare, with consequent relief to wear and tear
on the scheme as a whole.

117. Half the tenants on the estate said the rents were “loo much®,
The higher the rent paid the more people felt it was unreasonable,
irrespective of whether their rent gave them good value for the
amount of space. On the other hand, one of the factors affecting
dwelling satisfaction was the amount of space available to the
household. Satisfaction was higher where there was spare space.
On balance, therefore, the policy of allocating space generously
could be justified on this ground especially a5 lewtenantsadmitted
to having difficulty in paying the rent. However, social security
payments covered the rent for many of the elderly (see also
paragraph 65),

¥ Geseral Recister OFfict Sample Census (906 Englond and Wales
Cenenry repore: Lancashive HMSO 1967 Table 8 p 49

18 Gexeral Recister OFrce Sample Consus 1906 England and Wales
Housing Tables Parr | HMSO 1968 Table 10 p 115 and p 119

4b Detailed studies

4b(iy  Kitchen dining areas

General note

118. There are three main types of Kilchen to be found in the
houses and =ix in the Nats as shown by Figure 14,

Overall design of the kitchanfdining area

119. Following research into tenants™use of space # #7¢ 11 mpsi
kitchens (with the exceptions of types F and 1) were designed (o
give a generous kitchen /dining area with an adequate living room
rather than provide a gencrous living room with space for meals
and a smaller working kitchen, Mo dwelling had a separate
dining arca or even an area visually separated (by means of work
tops, shelving units or similar arrangements) from the kitchen

proper.

2 MHLG Design Bulletin 19 Living i a sfemr 1970 p 33

1 MisisTry oF Housma anp Local GoversMeNT Design Bulletin 21
Families living at Mgh density: a sty of estates in Leeds, Liverpool and
London HMSO 1970 p 39
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Liwing Hoom

Kitchen type E. Kitchen/dining area of 13-4m* with 1-6m® of slorage.
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14 Kitchen types
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120, All tenants were asked whether or not they found their
kitchen® too big or too small, The majority found them just right
for their needs and the only types of kitchen which were not
satisfactory were the internal kitchens (tvpes F and 1) almost half
of which were considered 1o be oo small. Few people said that
their kitchens were too big. Size therefore was not a major
problem in any of the kitchens with an attached dining area, and
living space seems (o have been well :lmr:hutn:d between this area
and the living room proper.

121. With the exceptions of those with type F and [ kitchens,
tenants were asked if they would prefer a larger living room and a
smaller kitchen. Overall, 105 said they would, though there was
some variation depending on the size of Kitchen. Housewives in
the larger kitchens A, C, G and H were more willing to give up
space 1o enlarge the living room even though the average number
of peaple occupying these dwellings was slightly greater than in
those with smaller Kitchens. At 16-3m® and 19-Tm*—respectively
the sizes of the two largest kitchens C and H—over a quarter
would have chosen to have a larger living room at the expense of
kitchen size. These replies did not appear to reflect tenants’
dissatisfaction with the size of the living room,

122. The same people were also asked whether they would prefer
the kitchen area to be separated from the dining arca. Only a
small minority (17 %) said they would, Family and adult house-
holds most often said they would like 1wo separate areas—21 %,
compared with only 8% of the elderly. In all previous appraisals
carried out by the Ministry, similar results emerged on this
point. The demand for separate dining and kitchen arcas has
always been a minority demand among those lacking this amenity
but possessing kitchen/dining areas of not less than 14m*. BES
surveys summarized in Honses and people,’ indicated a higher
(40 %) demand for two “dayrooms’ but this may have been due to
the fact that the kitchens in the houses studied were all under
11m* and some only hall that size, o that there was a real need
not only for meals space but also space for other evervday family
activities.

123. Housewives in houses appraised in carlier surveys had
always been appreciative of any worktop or shelving unit which
divided the Kitchen proper from the dining area. The desire for
such unitswas not enguired into at Oldham but no one mentioned
it spontaneously, and the furniture layouts showed that only one
or two people had built such a dividing unit.

124, After being asked detailed questions about their kitchens all
housewives were asked 1o summarise how satisfied they wers with
them. 20% said they were satisfied. In most dwellings the
satisfaction rate was even higher but !‘::ur those with Kitchens tvpe
F or I the rate dropped 1o below 60795,

Daylighting in work areas

125, With the exception of the tvpe F kiichen (which relies
entirely on borrowed light from the living area through a glazed
door and screen—Figure 15) all dining/kitchen areas have some
form of direct daylight. In the type I kitchen this direct daylighting
is salely from a 2 1 6 in (762 mm)-square rooflight (Figure 15).
However, as can be seen from Figure 14, not all kitchens have
the work area closest 1o the source of daylight.

126, When asked the general question whether or not they got
enough daylight in their kitchen, 182 of all interviewed com-

*  With the exceptions of types F and 1 the term “kitchen® refers to the
complete kitchen/dining area unless otherwise stated,

2 BuiLminG RESEARCH STamion Howses amd people: a review af user
siwdiex at fhe Buflding Research Siation (W ¥V Hole and 1 1 Atten-
burrow) HMSO 1966 pp 13-16

: Kitchen types FAT
- end on this line

15 Kichen tvpe H. Kitchen types F & 1 finesh on the fine shows,
Wiifsr kftchen tope | perx divecr daplighting from a simifar
roofiight, kirchen (ype F relies entively on borvowed lghting throngh
the glazed door amd panel,

17 Kitchen type C looking rowards fiving room.
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18 Kitchen type E looking rowards bedsinting room,

plained that they didn't. There was, however, a marked difference
between the houses, where only a very few were not happy with
the davhighiing levels, and the flats where dissatisfaction rose 1o
almost a gquarter,

127. Apart from one block of houses, the difference in complaini
levels was not reliably significant when the three different house
kitchen designs were compared. (Mo complainis were received
from the 54 tenants with kitchen A which had two sources of
direct daylight; three complained out of 64 with kitchen B; and
three out of 18 with kitchen C.) As kitchens in flats are not
comparable, these figures are too small to provide any firm
conclusions about working areas positioned away from windows,
However, as mentioned, one block of houses (the most northerly
on a north-west south-east axis, see site plan Figure 3) stands out
as contributing disproportionately to the number of dissatisfied.
Four out of the seven interviewed living in this block (which has
the type B kitchen) complained of inadequate daylighting. This
is thought to be due, not so much to the orientation of the block
(most flats for instance have north-facing kitchens) as 1o the
light-absorbent properties and depressive effect of an old boun-
dary wall opposite the kitchen window, This wall, now very diriy,
i5 of Accrington red bricks and has a minimum height of about
2-5mi. It s 7-5m from the Kitchen windows (se¢ also paragraph
437 and Figure 56).

128, In the flats, variation in satisfaction was caused by the
different design of kitchens, By far the worst type was the
internal kitchen F where 24 % complained. The most satisfactory
daylighting was in those kitchens with a rooflight. These were
kitchen 1 which relied only on the rooflight and kitchen H which
had windows at the dining end of the room as well as a rooflight.
Mo complaints at all were made about lighting in these kitchens.
The narrow kitchen E was found unsatisfactory by a quarter of
the housewives. Complaints from the other two kitchens (D and
i) were slightly lower than this.

129. There were small variations in satisfaction rates between
blocks, storey level of flats and position in blocks, and although
the first two were not significant the third was. It was found
that the rate of dissatisfaction rose in dwellings adjacent to
public staircases from 14% to 36% (figures include those with
the type F kitchen). As there is no apparent reason for this
increase it most probably reflects the relationship between general
satisfaction and being next to such a staircase,
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19 Kitchen type G fooking fowards exiernal wall.

Ventilation of work areas

130, Mo kitchen had any form of artificial ventilation, All
kitchens except types F and 1 relied for ventilation on opening
lights and ventilators which were sometimes the other side of the
dining ar¢a. Type | had an openable rooflight.

131. Getting rid of sieam and smells was nol a major problem
excepi in itype F kitchens where half said they had problems
with steam and a third with smells. About a fifth of those with
kitchens type B and C also complained, though this was possibly
a reflection of the higher occupancy rate and larger meals being
cooked.

Kitchen fittings and equipment

132. Al kitchens were fitted with prefinished wall cupboards,*
Noor-level cupboards with ftted work-top, and a stainless steel
sink. The amount of storage varied, as shown by Figure 14.
Broom storage was not provided in the kitchen, (see also
paragraphs 323 and 332),

133. The arrangement of the fitted units was found 1o be satis-
factory for four-fifths of the housewives and there were no signi-
ficant variations between types. Elderly people who found the
units inconvenient were mainly worried about cupboeards being
too high so that it was impossible to reach things on the top
shelves. Others frequenily complained that cupboards over the
sink were too low, giving inadequate head clearance (Figures 15-
19). Tenants were asked about the sufficiency of drawers and
cupboards for storing small durable items such as cleaning things,
ting of food and saucepans, 90%; were satisfied on each item.

134. Al plans had space allocated for a cooker, refrigerator, and
washing machine, though for the latter two pisces of eguipment
space was not necessarily allocated in the working area (Figure
15). Kitchen iypes D, F, H and I were not arranged in the
mandatory work sequence, the cooker being positioned in the
corner next to the living room door,

135, Alogether 637, of tenants had a refrigerator, a similar
number a washing machine, and 10%; had wash boilers or spin

*  These cupboards were positioned 1 270 mm above the floor, which
means the top shell was at a height of about 1 770 mim.,



dryers. Ownership of these items was most frequent among fami-
lies and lowest among elderly tenants., This equipment was
generally kept in the actual working area and although nearly a
fifth of refrigerators and washing machines appeared in the dining
area they were mainly placed next to the end workiop unit.
With very few exceplions tenants said that they had enough room
for this equipment.

136. With the exception of tvpe F, kitchens were provided with a
ventilated food cupboard at either high or low level. All such
cupboards were ventilated naturally. Tvpe F kitchens were all
fitted with a refrigerator,

137. The 63%, who had refrigerators used them for storing
perishable foods, 13 % used the ventilated food cupboard and 147
used a hall cupboard, Use of ihese last two places took place
mainly in the small flats where refrigerator ownership was low,
For example only 23% of those in bedsitters had a refrigerator
but over a third used the drying cabinet in the hall for storing
perishables and a similar number uzed the ventilated cupboard.
Therefore nearly half those tenants without a refrigerator con-
sidered that the drying cabinet formed a more effective storage
place for perishables than a cupboard ventilated in a similar
manner bul positioned close to the heater unit (see paragraph
337,

Use of the kitchen/dining area

138. With very few exceptions the dining area was used for most
meals as intended. However, with the small F and [ tvpe kiichens
as many as 63 of tenants used the kitchen for meals. Eating in
these Kitchens must have been cramped and was only feasible
because most were in flats for two people. It was the designer’s
intention that meals should be taken in the living room even
though this was no larger than in other fats. Consequently half
the tenanis in these fAats said that they did not have a convenient
space for a dining lable.

139. Apart from those in bedsitting room Mats and Mais with
type F or 1 Kitchens, 885 (169) of households kept their dining
table in the area provided. 7% kept it ¢ither in the actual working
area of the kitchen or else in the living room. A few had no table
for meals. A fifth of the tables in diming areas were folding tables.
Almost everyone had at least one dining chair in this area and
usually two or three. Chairs kept in the dining area were more
numerous in the larger houses and flats but not strictly in pro-
portion to the number of occupants. Probably the numbers were
supplemented by dining chairs kept in the living room or the work-
ing area of the kitchen, For instance AP dwellings tended to have
two chairs in the dining area, 5P dwellings three or four chairs,
and larger dwellings usually four chairs. In addition 1o tables and
chairs there were always other items of furniture, Over half (57 %)
had some sort of storage unit like a sideboard, china cabinet,
frec-standing cupboard etc; a third had a small table, a fifth a
washing machine or fridge; a fifth at least one easy chair or setiee
and a further fifth a stool. A muliitude of other iiems occurred
less frequently, the total number of items varying between types
of dining area but not strictly according to size or oocupancy,
although the average number of items in the flats was 5-7 and in
the houses 6:7. Thus tenants tended to have more furniture than
that envisaged in the Parker Morris Report but there was rarely
room to use evervthing properly, e.g. walk round a table when
a meal was taking place. Despite this tenanis felt the size of the
area to be satisfactory and did not regard it as a drawback (see

paragraphs 120 and 121).

140, In addition to the equipment listed in paragraphs 132 and
135 the most frequently observed items of furniture in the working
area were a waste bin or bucket (found in over half the furniture
plans analysed), one or more dining chairs (Found in 25%; of

plans) and a small table (259, A fifth had some sort of extra
storage such as a Kitchen cabinet or wall shelves:; 15% had a
vegetable rack, 157, a stool and 129 a clothes horse. The average
number of items for all working areas was 3-4 and did not vary
with the size of dwelling.

141. Small kitchens type F and I were different from the working
areas of other kitchens in that tables were much more freguent—
747, had them—and chairs were also more frequent as one would
expect where there was no specially designated dining arca.
Ownership of refrigerators was apparently higher than normal
because some were provided, but washing machines, as was found
in other 1B2P fluis, were less freguent. However, having to
combine space for eating and the preparation of food in this
small area meant that these kitchens were crowded, the average
number of furniture items being five, higher than in other kitchen
Iypes,

142, One of two types of kilchen/dining area was provided in
bedsitting room flats, the large E or the smaller D kitchen. Pro-
posed furniture arrangemenis in these areas were completely
upset by the fact that beds were frequently kept here rather than
in the bedsitting room. This oceurred in 90% (9) of type E
kitchens and in 15% (3) of the smaller (D) kitchens, The bed was
often accompanied by other furniture usually associated with a
bedroom such as a chest of drawers and a wardrobe, Ownership
of equipment such as refrigerators and washing machines was
particularly low in bedsitters and in four bedsitters there was no
cooker, although three of these had gas rings.

4b(ii) Living areas

General note

143, There are three basic types of living room in the houses and
one in the fats as shown by the type plans (pages 16-19),

Overall design and layout

144. In houses, the size of living rooms vared from 15-6m® in the
2B4P type to 19-5m? in the 4B7P. With the exception of the most
northerly block of 11 houses living rooms faced either east or
west. In the flats the basic size of living rooms was 17-2m® though
this was reduced by some 1-1m?® in those with an internal staircase.
Living rooms in all flats faced either south or east,

145. With the exception of the 39 flais with the small kitchens
(lype F and I, Figure 14) it was not the designeérs” intention that
tenants should have meals in these rooms.

146. The great majority of people said they wsed their living
rooms 1o relax in at weekends and in the evenings and used the
kitchen 'dining arcas for meals. Most tenanis appeared 1o like the
distribution of living space inio two major aréas (see¢ paragraph
122).

147. Although there was a wide range in the amount and type of
furniture within individual living rooms* there did not appear to
be any clear relatonship (e.g. with the size of living room, size
of dwelling or even size of household) to account for this. How-
ever, overall, there was an average of 10-3 jtems of furniture
found in ¢ach living room, some of which appeared frequently.
For instance 94 % of households had television sets, 70% had a

*  This zection does not include the living area in bedsitting room flats.
These are considered separately in paragraphs 170=173,
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small table and 59 % two easy chairs and a settee or else three casy
chairs, It is now mandatory to show these items on furniture
plans, plus ‘a reasonable guantity of other possessions such as a
radiogram, bookcase’, At Oldham these “other possessions’ were
as follows: 607 had a dining chair, 437, a sideboard, 247 a
standard lamp and only 20%; a radiogram. Other items of signi-
ficance included tea trolleys, desks, china cabineis, pianos,
sewing machings and toy boxes. Bookcases occurred very rarcly.

148, Only a third of the living/'dining rooms of flats with the small
kitchen had a table; the majority of tenants preferring to cram
this into the kitchen (see paragraphs 138 and 141).

149, Despite being asked a specific question, only seven fenants
interviewed complained about having insufficient sunlight in their
living room. These seven were scattered haphazardly throughout
the sile, 50 it seems than an east orientation for the living room
did not give an impression of lack of sunlight.

Television

150, Each living room was provided with a television socket in the
cormer of the room next to the window. These were served by a
communal television aenal located on the western end of the most
northerly block of flats, ANl three television channels were
available,

[51. All tenanis were asked guestions designed to ascertain the
efficiency of the television arrangemenis. Owver three-quarters
of the houscholds were satisfied with the recepiion. No meniion
was made of difficulties with the location of the set within the
room, and it was generally placed nearest the socket outlet. There
was therefore no trouble with trailing flexes.

dbiii)  Bedrooms

Main bedrooms

152. The largest bedroom was designated the main bedroom
{Bedroom | on plans) except where there was a ‘“link’ bedroom in
houses or an ‘extension” bedroom off the living room in fats (sec
Figures 5 and 11). Although these were generally the largest
bedroom in a dwelling they were considered by the designers to
be less convenient in use.

1533. The main bedroom was used for a double bed in the great
majority of houses (85%) and in two-thirds of the flats. This
difference between dwelling types is accounted for by the under-
occupation of 1B2P flats where residents living on their own had
a single bed in the bedroom. Some other dwellings also had single
beds in the main bedroom, some had twin beds, a few of the
main badrooms in the larger flats were not used at all, and a few
were used for a double bed plus a child's bed. Comments on the
size of main bedrooms therefore have 1o be considered against
this.

* MHLG Circular 1/68 Mesrication of housebiilding 1968

o MisTrY oF HEALTH Housing mamal 1949 HMSO 1949 p 42 Out of
print

"o MinsTry oF Housivg axn Local Goverssest Circular 27/70
(Welsh Cifice 30,700 Merrication of honsebailding : progress HMSO 1970
o MinesTRY OF HoUSING anD Locay GovernmesT Design Bulletin 15
Family houses at Wese Han: an accont of the prafect witk an appraisal
HMS0 1969

¥ MinsTRY oF Housing anp Local GoverssesT User reaction
study : housing at Coventry Official Architecture and Planning December
1967 p 1753

i

154, Whilst the Housing Manual of 1949 specified 135 sq ft
(12-5m®) as a minimum size for the main bedroom, later standards
s and 1 hyve anly recommended overall dwelling areas, not those
for individual rooms. Recent appraisals ' 99 1% have shown that
main bedrooms of about 110 sg fi (10-2m*) seem (o be regarded
as oo small by a fifth to a quarter of all tenants. This proportion
decreases as bedroom size increases. These findings are also
confirmed by the Oldham resulis,

155. Two-thirds of all tenants had no criticism to make when
asked about the size and shape of the main bedroom.* In houses
(where the main bedroom was 2-56m by 4:27m or 4-5Tm i.e. 11:0
or 11-Tm® hardly anyvone complained about the size but a fifth
said that it was (oo narmow. T

156. On the other hand in all Aais for three people and more the
main bedroom was only 10-0m* and a fifth of these tenants con-
sidered it 1o be too small. In the remaining fais (the 1B2P types)
the bedrooms varied in size being either 9:3, 11°1, 12:7 or 13-d4m?
in area, Complaints about size came from the tenants of half
those dwellings with the 9:5m?* bedroom, from a quarter of those
with the 11-1m?, but from only just over a tenth of those with
ecither of the two larger bedrooms,

Other double bedrooms

157. These were of three different sizes being cither 8-4m* (the
third bedreom in 4B7P houses); 10-0m?* {found in most dwellings
with a second double bedroom) or 13-0m® (“extension” or *link”
bedrooms),

158, Just over a third of these rooms had double beds in them, a
third had twin beds, a fifth had single beds and the remaining few
had no beds at all. Some may have been spare beds. Altogether
a tenth of the tenants interviewed thought that these rooms were
too small. As there were so few of the larger and smaller rooms
it is impossible 1o be certain aboul satisfaction rales for these
sizes, although it does seem that most people were happy with a
seccond bedroom of about 10-Om®,

159, Because ‘link" and ‘extension’ bedrooms were less conveni-
ently positioned in plan, and because it was felt that special
problems with noise and cold might arise, tenants of dwellings
with these bedrooms were asked extra guestions. OF the nine
tenants with “link” bedrooms four critized them saying they were
cold; mainly because they had windows at both ends. OF the 33
tenants with ‘extension’ bedrooms only nine had criticisms—iwo
mentioning that they were cold in winter and two mentioning
that because the bedroom door opened direct from the living
room there was a lack of privacy.

Single bedrooms

160. The single bedrooms at Oldham in flats and 3BSP houses
were only 57 sgq ft (5-3m*) in area. In the 4BTP houses they were
72 sq N (6:Tm?). Other appraisals have shown that single bed-
rooms below 70 sq ft (6-:5m®) are rarely considered satisfactory
12 and 15 gnd that 90 sq ft (8-4m?) is greatly appreciated, 11 and 1

*  Hedsitier tenants were oniginally asked about their main room but
little comment resulied and, in view of the unorthedox use of the
bedsitting room, replies have not been included here.

+ Many other surveys have noted similar complaints with bedrooms
of this “shape ratio” notably®™® BuiLDixG RESEARCH STATION Hotses and
peaple: a review of woer stodies af the Building Research Station (W V
Hale and 1 J Attenburrow) HMS0 1966

i MHLG Design Bulleiin 21 Familfes living af figh density 1970

12 Bunomec ResearcH Stamion Nowses and peaple 1966 pp 25-26



I61. Even though these rooms were small, observation showed
that a few tenants of 4B7P houses managed to use them for a
double bed. However, these were very much a minority because
overall two-thirds of small bedrooms were used for a single bed
and a furither quarier due, in the main, to under-occupation in
2B3P flats had no bed at all. Although nobody criticised the 6:Tm?
bedroom, 60%; of tenants with the 5-:3m* room complained of its
small size,

Children sharing bedrooms

162, In three-quariers of the houscholds where there were two or
more children i the family, there were also children shanng
bedrooms. Two-fifihs of the moihers said they would prefer
single rooms for itheir children and a half of these said ihey would
be prepared to pay an extra 50p a week rent to achieve this.
However, the number involved was so small (14 that it seems there
was no greal demand for more dwellings with single instead of
double bedrooms. On the other hand this may also be a reflection
of successful allocation policies (see paragraphs 110-114),

Furniture in bedrooms

163, On the whole furniture in bedrooms was similar to that
envisaped by Circular 27/70 but bedside tables were not found
very often—a chair and a table being more popular. There was a
very wide range of furniture found but the average in double
bedrooms was just over six ilems and in single bedrooms four,

164. Az well as a bed or beds, over two-thirds of main bedrooms
contained a dressing table and a wardrobe and in over half there
was at least one chair and one chest of drawers. A guarter also
had a bedside 1able, and, frequently, a table or some sori of
slorage chest.

165. The fumiture content of other double bedrooms was very
similar; a bed or beds, a wardrobe, a chest of drawers, and
either a chair and table or a dressing table being the most
popular items in descending order of frequency,

Bedsitting
roam

Type A

20 Bedsitting room flaf,

DR 22—D

166, As well as a bed, over half the single bedrooms had either a
wardrobe, o chest of drawers, a dressing {able or some sort of
storage box. Few had two of these items but a third also had a
chair and a fifth a table.

4biiv)  Bedsitting room fats

General note

167. All bedsitter flals were occupied by people living alone, two-
thirds being elderly people and the rest adulis, mainly forty-five
years and older. Two-fifihs (17 tenanis) were men and a third (12)
were employved, including two who worked pari-time.

168, Satisfaction rates were extremely high for bedsitting room
flats, 2% of the tenants in flats on the deck (type A Figure 20)
were very satisfied and the remainder fairly satisfied, 91 % of the
tenants in ground-floor flats (those which have larger kitchen/
dining areas—iype B} were very salished, the remaining one
tenant being fairly satisfied. Only 165, of bedsitiing room tenants
expressed a desire to move compared with over 25 % for the estate
a5 a whole.

169, In reply to an open-ended question nearly a quarter (23 %)
said they liked everything. The particular aspect that the tenants
liked mosi about their dwelling was that it was convement,
compact and easy io clean; over a third said this. Just over half
had no complaints abow their dwelling and there was no single
complaint mentioned by more than one person.

The living area

170. The major point of interest arising from the furniture layout
survey was that no tenants attempted to split the living area into
sitting and slecping zones by the use of furniture (see plans
p 18). Although 607, of the tenants did not keep a proper
made-up bed in the bedsitting room none of them complained

SR
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that this area was too small, 1t could be presumed therefore that
they disliked secing a bed in the living area and hid the Fact that
their dwelling was a bedsitter by:
{a) keeping the bed in the kitchen/dining area—the bed was
recorded in this area in 90%; (ning) of the type B flais for which
furniture layouts were made and in 15% (three) of type A flats
with the small kitchen/dining area;
ib) using a folding bed or convertible settee: these made up a
third (ten) of all the sleeping arrangements and included five
convertible settees in type A living rooms, a folding bed kept in the
store and one in the kitchen. The two folding beds and one setiee
found in type B bedsitters were all in the kitchen.

This apparent dislike of using the bedsitting room for both
sleeping and living is confirmed by the dislike of this kind of
accommaodation among single people below retiring age. '

171. Almaost the same number of tenants said that they would
prefer (o have a separate living room and bedroom as said they
would not, Perhaps because they could not hide the bed away in
the kitchen wvery conveniently, more of the tenants with the
smaller kitchen/dining area said that they would rather have had
separate rooms (34 %, or 14 tenanis) than did the others (3659 —
four), Just under half (44 %) of all those who said that they would
prefer separate rooms also said that they would be prepared to
pay 50p per week exira rent if they could have them. However,
when asked for criticisms about the size and shape of their bed-
sitting room, no useful comments were made.

172, Only one of the enants usually sat in the kitchen/dining
area in the evenings and at weekends instead of in the bedsitting
room as intended. This tenant had a portable television and did
little cooking.

173, It was found that the average number of furniture items,
including small items such as pouffes, was 9-5 in the type A living
rooms and 10+ in the type B. As well as the bed, which where
there was one, was gencrally placed along a wall, this total
consisted of varous combinations of the following ilems—a
sideboard or china cabinet (owned by 80%), a television sel
(74%), two easy chairs and two dining chairs (60%), a settee
(54%2), a chest of drawers (43%)), two side tables (40%0) and a
wardrobe (20%).

The kitchen/dining area

174. All the tenants in type B flais and 937 of those in type A
expressed positive satisfaction with their kitchen.

175, When asked what they thought about the size of the kitcheén
most tenants considered them to be about the right size although
four tenamts (1wo from each type) said that they would prefer a
larger living room and a smaller kitchen.

176. An average of 5-8 items of furniture was found in type A
kitchens, for while few tenants owned a refrigerator or clothes
washing maching, most put extra unexpected items such as
folding beds, chests of drawers etc. into this area. Much more
furniture was found in the larger kitchens—an average of #:1
ilems—which is more than that envizaged by Circular 16/67" and
was not entirely accounted for by bedroom furniture, Alihough
tenants said they were happy with the size it would probably
have been considered too large had it been used exclusively as a
kitchen/dining area. Two men and two women living alone had

1" DEPARTMENT oF THE Exvikossest Design Bulletin 23 Housing
single people I: how they five af presens HMS0O 1971

¥ Miastay oF Housing axp Locar GoversmesTt Circular 36/67
Housing standards costr and mbsidies HM30 1967 pp 13214
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no cooker but three of these did have gas rings. Two of these
tenants had type A kitchens, and two tvpe B,

177. Most of the tenants (9092) ate most of their meals in the
kitchen/dining area and there was little demand for a separate
dining room. There were no particular problems with daylighting,
inconvenient arrangement of kitchen units or getting rid of smells
and seam.

Storage

178. Although general storage in these dwellings fell far short of
mandatory requirements (1-2m?® as opposed to 2:5m®) with the
exceplion of clothes storage it appears to have been adequate.
This may be because:

fa) the understair store was fully used (mandatory standards of
storage space exclude from calculations any space where the
height to the ceiling is less than | -5m);

(b} tenants of bedsitting room flats were generally badly off with
regard to material possessions; furniture was limited to fairly
hasic essentials and interviewing revealed very low rates of
ownership of kitchen equipmeni, ironing boards, vacuum
cleaners, suil cases, tools,

179. When asked generally whether they were satisfied with the
storage cupboards provided in their dwelling very few said they
were not. In common with 1B2P fats this reply was favourable
compared to that obtained from tenants of the other flais and
houses (sce paragraphs 332 and 333). However, dissatisfaction
with the storage of perishables was higher than for any other
dwelling type—a fifth being unhappy (see paragraph 137),

4biv) Bathrooms

180, All bathrooms contained a bath, a handbasin and, in all but
the ZB4P houses, aw.c. The 2B4P houses had a separate w.c. only,
while the larger houses had a w.c. downsiairs in addition 1o the
one in the bathroom. All bathrooms in flais were iniernal as were
those in the 4B7P type houses (see plans pp 17-21), although the
latter, unlike those in flats, were not artificially ventilated.

181. The size of bathrooms varied: in flats these were of two
sizes—1-52m by either 1-82m or 1-65m. In the houses the bath-
rooms’ major dimensions were as follows:

2B4P: 1-82m by 2-28m {eiffective area 3-71m®)
3B5P: 205m by 2-43m (effective area 4-64m°)
4BTP: 1-75m by 2-13m (effective area 3-43m?)

182, The bath was of pressed steel and the handbasin and w.c. of
vitreous china, The w.c., which was a low-level suite, had a
plastic cistern and seat. It had no cover. The handbasin had no
iiled splashback.

183, All pipework was, for reasons of cosi, surface mounted. In
most bathrooms this merely consisted of short horizontal runs at
low level but in the 2B4P house the vertical soil and rainwalter
pipes from ceiling to floor were also very much in evidence.

184. For cheapness and to avoid wet trades no tiling was used;
the concrete walls were covered direct with a washable paper. The
bath, which had an upturned rim on three sides, was simply butted
up to the concrete walls—the joint between it and the wall being
covered by a 5 § in (127 = 19 mm) softwood strip.

185. Tenants were only asked the simple question ‘Is there
anything you dislike about your bathroom and if so what 7" Owver
half (36%) said that there was, though answers differed with size
of flat occupied or, in the case of houses, with bathroom type.



186. Only a quarter of those in bedsitters had criticisms o make
of their bathrooms compared with two-thirds of those in 1B2P
flats and nearly three-quarters in fats larger than this. The main
problems were the small size* mentioned by a third of all house-
wives in flats and lack of daylight noted by 27%. The complainis
about size are consistent with the findings of a survev on bath-
roomst where tenants were dissatisfied with bathrooms of less
than 3-71m?, The need for a separate w.c. was suggesied by eight
tenants of the larger Oldham flats, and complainis were also
voiced about the lack of a cover to the w.c.

187. The most satisfactory houwse bathroom was the largest one—
that of the IB5P house. Only 287 of these tenants had criticisms,
mainly about details of design} compared to 60%; of the 2B4P
tenants who criticised their bathroom. Here the major complaints
(mentioned by two-fifths of all those with this type of bathroom)
was that the pipes were visible—"They should be boxed in’. Of
those in 4B7P houses three-quarters were unhappy mainly
because of the lack of daylighting.

dbiviy Cladding and windows

Ganeral notas

188. Because concrete cladding was chosen and this was foo
heavy to be supported by the structural floora system of bay width
components had 1w be used. Furithermore in addition 1o the
requirements that no components should weigh more than 2-51
tonnes (see paragraph 75) it was decided that all cladding com-
ponents would arrive on site pre-finished so that the only site
operation would be to fix them into position,

189. Two types of cladding were evolved. The most apparent is a
two-component cladding formed of cill-height concréte spandrel
panels and a timber-framed window unit (Figure 21). The
spandrel spans between siructural walls, and supports the timber
component.

190, The second type of cladding is a storey-height timber com-
ponent with or without windows but including a door (Figure
22). This is also as wide as the structural bay and is used wherever
an external door to a dwelling is required. At deck conditions
in flats, the bay is only 13 ft (3-96m) wide and therefore, due to
its relative lightness, this cladding component could be supporied
by the Jespersen floor slabs. Otherwise this cladding is only used
at ground floors where there is an in sifu concrete slab.

191. A bye-law waiver was required to enable the timber com-
ponents to be run across the end of the party wall. This was
allewed on advice from the Fire Fesearch Station due to the
heavy sections of timber employed and provided the gap between
cladding and party wall was packed with some material like
mineral wool.

* 1t is the opinion of the local authority that the bathrooms in flats
might not have appeared so small to tenants if a sliding door had been
emploved. This was considered at the time of design but rejected for
reasons of ¢ost, Because of the small size of these bathrooms and
because they had no window, it might have been better if the doors had
been designed and hung to open outwards in the same way as those in
dwellings specifically designed for old people (see ¥ MHLG Circular
B2/60 Howsing standards and costs: acconmmodarion spectally desined
Jor ald peaple 1969)

t DeparTvenT oF THE Exvinonment Design Bulletin 24 Spaces in
the home: Pare | Batkrooms and W.Cs, HMSO 1971

+  The details of design mentioned by a few in each dwelling type,
included ‘bad workmanship® and the fact that the washbasin was
considered too small, leading to splashing onto the wall and floor.

192. Boih types of cladding were designed to have a U value of
1-14 W/m? deg. C. at the solid portion (see paragraph 75).

Window units

193, Window units form part of the timber components and
consist of fixed and opening lights. The opening lights are practi-
cally all horizontally pivoted, and are of 2 common size. Living
room windows have a lower cill-height which 1z achieved by using
an area of fixed glazing below ihe pivoted windows.

194, Pivoted windows are made from a combination of softwood
and hardwood. Glazed with putty and cleats and hung on simple
back-flap hinges they are fitted with two cockspur fasteners on the
bottom rail and a pair of friction stays on the sides. These
stays haold the window open at points up to 100 mm wide and are
detachable when the window is reversed.

195, Trouble was experienced with these pre-glazed pivots, The
first problem was that the specified linseed ol putty ofien
slumped down the glazing due to vibration during transit.
Investigation showed that because linle delay was experienced
between completing the component in the factory and shipping to
site the putty had had no chance to harden, so a change was made
1o a rapid-sel casement putly.

196, Other troubles developed after the dwellings had been
occupied and, of the tenants inerviewed, 68 % reporied that they
had had trouble with draughty and 'or leaking windows. Rain
penetration occurred between opening light and frame and
through glued joints while draughts were, 10 a certain extent,
aggravated by a slight twisting of the window frames (see also
paragraph 202).

197, In answer to a general guestion “What would you say you
particularly like about the dwelling itself?, the filth most
frequent answer (from 15%) was that tenants liked the light,
airiness and big windows,

198, Observation shows that where pivoted windows are right up
against the cross walls, curtains get in the way when the window
is opened for ventilation and even more so0 when it is reversed
for cleaning. Alihough it is the architeci’s opinion that these
curtains enhance rather than detract from the external appearance
of the dwellings, this is fortuitous. With a less repetitive form of
design they might have had the opposite effect. The fixed window
above the cill in living areas has also provided an unexpected
honus, for by keeping opening lights away from the cill the fixed
light has enabled the cill to take the place of ithe maniel piece for
the display of knick-knacks.

199, Paragraph 106 of Design Bulletin 13" states that windows
above three storeys should be designed to be cleaned from the
inside of a dwelling as normal domestic window-cleaners’ ladders
will not reach above this point. This was confirmed by this
appraisal which showed thai only 18% of mnterviewed tenants
living in fats employed a window cleaner compared to 709 of
those living in houses. However, this also means that 3095 of
house dwellers, very few of whom could have had access 1o a
ladder. chose 1o clean the windows themselves. In the Layout
Study it was found that two-thirds of all tenants had problems
cleaning their windows and that complaints from those in houses
were as frequent as those from people in flats,

1 DEPARTMENT OF THE ExviRomsiEnT Design Bulletin 13 Safery in the
kome Metric edition HMS0 1971 p 23

i3



8-4"(2 540mm)

34

?(1 Timber louvred
/ vantilator

21 Two-component cladding.
In ihe backgrownd af the photograph the change in cill heighit beiweer
lving roam amnd bedrooms i shown,

Horizontal pivot
[ timber window

Height of cill in bedrooms

Height of cill in dining areas

,'-":' P i /2" (13mm) insulating board strip

»is 1 1"(25mm) paper-covered fibre glass

s 1 stapled to 3%4"(19mm) chipboard

e Reinforced concrete spandrel

e 1 cladding panel

: 7'(178mm) Jespersen wall unit
h\_/\\ : T&g boarding '

o siERR L, on battens

SRR Y soshst . szovoee

-% Concrete floor unit

Glass fibre strip
and felt

SECTION FLAN



8-4"(2 540mm)

44— Concrete

Timber louvred
ventilator

22 Storey-height timber cladding.
| The phovograph shows use of storey-height timber cladding on the
granird foor af 284 P-tvpre dwellings,

Horizontal pivot
‘timber window

%a'(16mm) cedar boarding
2°(51mm) cavity

1"(25mm) paper-covered fibre glass
1/"(13mm) chipboard

—a"(76mm) lightweight concrete partition

T&g boarding
on battens

SECTION PLAN

35



200, OF the 82%, of windows in flats not cleaned professionally,
55% were cleaned by the housewife, 27%; by the husband and
18%, by others (e.g. old people’s relatives). Comparable figures
for houses were 57%,, 33% and 10%,. OF those housewives in
flats who did not clean the outsides of windows themselves and
gave a reason for not doing so, 75%; (84 tenants) said that the
window was too heavy and difficult to hold,* five mentioned the
fear of falling and five said that they could not reach because
they were (oo small.

Ventilators

200, Simple timber louvred ventilators were positioned over cach
opening window and external door to provide at high level an
alternative source of fresh air to the very large pivot windows,
There is no adjusting device, so the internal plywood flap has (o
be cither fully opened or closed. They were designed io give
9 sq in (60 cm?) of ventilation to every foot of run, which gave,
in the average habitable room, a total ventilation area of 99 sq in
{600 cm®).

202, Many tenants considered that these ventilators were
draughty and, because the opening handle was too high, incon-
venient. A number of tenants also complained that the ventilators
leaked and that they allowed air in when closed. It was considered
that the majority of complainis about draughts and rain-pene-
tration were due to the fact that there was no means of regulating
the amount of incoming air and that there was hardly any break
to the direct flow of the wind. As a result of this a timber hood
was fitted over the external louvres, This had the effect of not
only reducing the area of ventilation 1o 3 sq in (20 em® a foot
run but also made the flow of air less direct. Although it may only
be coincidental the Housing Manager has reported complaints
of condensation in some dwellings since these hoods were fitted.

Concrete units

203, The concrete gable uniis were cast in sieel moulds and the
spandrel panels in concrete moulds, Both were cast horizontally
and were faced with } in to 1 in (6:3 mm to 12-7 mm) white
calcined flim, tamped onto the top of the concrete in its mould.
This type of facing was chosen, after consultation with manu-
facturers, both for its colour and self-cleansing characteristics.

24, Techmical difficulties were nitially experienced with the
cormer gable uniiswhere the facing material was required to return
round the corner, Here the flind had to be applied to the vertical
enclosed edge of the mould. The solution finally adopied was o
roll out onto a board a shallow strip of modelling clay and 1o
apply the flint 1o this. The board could then be slotted into the
mould before casting. Once the unit had been stripped from the
mould and the board removed the clay was hosed off exposing
the flint.

205. The tenants’ high level of satisfaction with the estale’s
general appearance (see paragraph 456) is no doubt the result of a
combination of numerous items but it is likely that in part it is
due to the appearance of the conerete cladding. After four years
exposure in a typically northern industrial area it appears as crisp,
clean, and white as on the day it was erected. The Layout Study
findings also indicate that buildings which are, and remain, bright
in appearance, are much appreciated and tend to lead to higher
tenant satisfaction with the whole estate.

*  These windows were not fitted with friction hinges and had no
lecking device for holding them steady when reversed.

16

Solid timber units

206. Externally, the cedar boarding was fimshed with polyure-
thane lacquer, the framework with a proprieiary timber pre-
servative, and the opening lights, doors and all exposed internal
woodwork with gloss paint. Initially all these finishes were
applied in the Mactory before delivery to site, but because the
pre-Anished components tended 1o appear off-whitein comparison
with in site paint applied later to other intermal joinery, the
internal finishing coat of paint was eventually site-applied.

207. Deliberate damage 1o these units was minimal, possibly
because the boarded surface iz broken every 100 mim by a broad
joint (which, though providing a corner suitable for casual
whittling, interferes with the scope of large-scale artwork).
However, the most likely reason is that the timber cladding
always forms part of a dwelling and 15 therefore under fairly
constant supervision {but see also paragraph 243).

208, On the other hand except for those units under cover on
access decks the polyurethane lacquer has needed retreatment
after three years exposure.

4b{vii) Access decks and the fats opening off them®

Use of decks by tenants as a means of access

209. The design team considered that the greater part of all
pedestrian traffic from fatz would be to and from the south-west
in the direction of the town centre and market. Advantage was
therefore taken of the fall in the site to run all access decks out
to ground level on that side (see Figures 6 and 24). This also
linked the flow of pedestrian traffic from flais to the main
north-south pedestrian route running along the line of Radcliffe
Street (see Figure 3).

210, To complete the means of circulation between blocks,
bridges of steel sections clad in timber were employved (see
Figures 23 and 24), while to give direct access to the ground pre-
cast concrele staircases were run the complete height of the blocks
{see Figures 6 and 26). These linked all decks vertically and were
s0 positioned that the average of all maximum walks from any
front door was 24-3m.

211, Eighiy-four per cent of interviewed ienanis whose front
door was on the deck said that if they were going in the general
dircction of the market they used the deck rather than a public
staircase. This figure rose 1o just over 207, when il was raining.
The decks on the two southernmost blocks were most used in this
respect—almost everyone used them, while only 75 % did so on
the other blocks,

212. The reason for the greater use of the decks on these two
blocks may lie with the ground use to the south. Here the ground
is of cleared slum areas with good north-south but very difficult
easl-wesl access. Tenants of other blocks, however, can take
advantage of the easy, ramped east-west means of circulation
offered by the new estale.

213, Within easy walking distance to the east of the site there are
primary and secondary schools, a few corner shops, a church and
the large car park, All these draw more pedestrian traffic than was
expected—over hall the tenants of fats on decks said that they
often had to go in this direction. In using this route a number of

*  For adescription of the decks and the positioning of both these and
the dwellings within blocks see paragraphs 86-93 and for a description
of the types of households living in Aats see paragraph 99,
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tenants had therefore to negotiate a climb through more than
two storeys to their front door. Despate this, when asked what it
was they disliked about their flat or the estate, or what it was
they specifically disliked about the public staircases, no one
mentioned anything about the length of climb or distance between
public staircases. However, there was an indication that those
who found this secondary circulation inconvenient were slightly
less satishied.

Other uses of the decks by tenants

214, The designers considered that decks had more social
advantages than any other form of continuous access for, besides
giving weather protection, their width and openness also allow
such activities as sitling out, gossiping cic., lo take place without
causing an obstruction to other users. Initially it was expected
that if a deck was o be used to the full for these other activities
it needed to have a minimum width of 2-4m. This, however, was
not possible as the maximum effective opening through the cross
walls could only be 1-8m. A compromise solution was thereflore
adopted, whereby the deck was widened by 0-5m every third
structural bay ( Figure 25). It was hoped that this would also help
1o make the decks look less stark than those on some other deck
access schemes.

215. Apari from access, the three most frequent uses of the decks,
were looking over the rail, chatting to neighbours, and sitting out
in the sun. Three-quarters of the housewives spent time just
looking out at activity beyond the deck and over two-thirds said
that they chatted to neighbours on the deck. Both these activities
were more popular on the iwo longer blocks perhaps because here
there was more chance of secing other people. A quarter of all
those interviewed said they sometimes sat out on the deck but
very few did so frequently. This activity took place most often on

the west-facing decks. All these activities were more popular with
the elderly than with adult households or families.

24 Showing in the foregronnd a fink bridee and in the backgrowna
ther wery i wiliich diecks ron owd fo grownd Tevel,
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216. Judging by mothers’ replies and the results of observations,
decks were very little used for play. The mothers of only nine of
the 22 children between the ages of 14-11 years living in flats
opening onto the decks said their children used the deck for play.
Of the total number of observations made of children’s play
during a five day period, only 4% 100k place on decks. Decks
were one of the least frequented locations recorded. This small
use of decks for play may be an understatement as data was
collected in summer whereas in winter decks may prove more
attractive. It is also a reflection of the small number of children
living in the fAats.

217, Two mothers said they put their prams out on the deck and
one houscholder used it for repairing a bicycle. Other than these
no furither uses of the deck were volunteered.

218, Mo on¢ made any comment on the appearance, length or
width of the decks when asked what it was they liked or disliked
about them. What did emerge was that the protection offered by
the deck against inclement weather was greatly appreciated. This
was quoted as its main advantage by nearly half those whose flais
opened on 1o a deck. A fifth appreciated having no stairs to climb
and a few others said simply that they found the deck convenient.
Altogether three-quarters of the housewives mentioned advan-
tages of having a deck and only a fifth offered positive criticisms,
the major one being diri and smell caused by houschold pets.

Use of deck by tradesmen

219, Although the deck was designed 1o be capable of taking a
point load of 0-38 tonnes (based on the estimated weight of a
fully-laden four-wheeled milk Mloat), the height of the deck would
restrict use to hand-drawn vehicles unless specially designed,

220. In general only milk, mail and newspapers were regularly
delhvered 1o dwellings. As hand-drawn wvehicles were not con-
sidered o be an economic proposition in this area, milkmen had
10 use the public siaircases in order io deliver io flats with access
above the ground. Even had suitable vehicles been used the
delivery pattern may well have been similar for only one deck
leads round the site from ground level to ground level and as
there are no lifts on the remaining decks roundsmen would have
to retrace their steps. [t may therefore prove quicker to continue
1o use public staircases when making deliveries. Similarly, though
mail and paper deliveries work well at present, if lightweight
trolleys are ever used to carry the load, stairs will have 1o be
negotiated if waste of delivery time is to be avoided.

Flats at deck level

221. These flats were planned with the kitchen dining area facing
onto the deck. This arrangement not only avoided having to use
blind-sided dwellings (which are wider and generally more
expensive) it also provided some informal supervision of activities
on the deck and gave a view of passers-by from smaller dwellings
which were lived in by the elderly.

222, The window unit on decks had a ¢ill height of 1 143 mm
(see Figure 25), As it was at the back of the deck there was no
problem of water penctration and the horizontal pivol could be
hung the reverse to normal in order to avoid the danger of passers-
by walking into it when open.

223, Housewives ai deck level were asked whether or not they
minded their kitchen being overlooked by those on the deck.
Very few (8%) found it a nuisance while two-thirds had no
particular feclings about it and 26%; positively liked it saying it
afforded company and they liked 1o see people. This compared
favourably with overlooking satisfaction at ground level where
barrier paving provided protection from passers-by. A few also

said that as they had hung blinds or curtains at kitchen windows
they did not feel overlooked. In fact observation showed that
two-filths of the wotal number of windows on the decks were
hung with net curtaing, or venetian blinds, or the heavy curtains
were kept hall dravwn. This was only a litile higher than at ground
level (30%0) but far higher than at intermediate levels (390).

224, Satisfaction with the degree of privacy was not significantly
lower among those living at deck level (892 said they had enough
privacy) than among those living on other floors off the ground
(94 %) and equal to ground level percentages. Those who were
not satisfied said they had too little privacy and very few said they
had too much privacy,

Flats with an internal staircase

225, These flats had a stair of parana ping which, for fire require-
ments, was backed with asbestos, Apart from its width which,
for structural reasons was 1 029 mm over strings, it was sized in
accordance with the recommendations given in Design Bulletin
£.* In all cases the head of the stair was next to the living room
door, and the space under it was wsed as a store for the fat
below: this store opened directly into the living area of the lower
flat (see plans pp 18-20).

226. According to Oldham's Housing Manager these flals were
initially more difficult to let than any other type of dwelling, The
reaction of housewives was also not particularly favourable as
over 4 third of those who lived in these flats said they disliked
having the staircase mainly because they were old or in ill health,
or because it was inconvenient or difficult io negotiate the stairs
every time the front door bell rang. A few mentioned the danger
to children, perhaps because of the nearness of the living room
door 1o the wp of the stairs. However, two-fifths were not
particularly worried by the staircase and a further quarter liked
it mainly because it gave them extra privacy.

227. Moise was iransmitied from the timber siaircase (o the flat
below. A fifth of those interviewed at ground and deck levels
mentioned this a5 a source of noise that they heard from neigh-
bours® flats and just under hall of these said that the noise
bothered them. This was the second most frequently mentioned
noise heard from other flats (see also Figure 33). In the houses
there was virtually ne problem of horizontal neise transmission
from stairs.

228, The answers given by people in staircase flats to certain
questions were compared to the answers from those living at
ground and deck levels.® The particular level of the flais made
very litile difference to loneliness, the number of people known or
having more or fewer neighbours to talk to than before moving,
If anything the social life of the elderly in staircase fats was
slightly better than that of the elderly in deck-level Nats but for
adulis there was hardly any difference.

229, General satisfaction questions were also considered in the
same way and the four questions used were: satisfaction with
dwelling and with estate, the wish to move, and attitudes to living
off the ground. Again differences were not significant.

Public staircases

230, These are located as shown in Figures 3 and 25 and are of
precast concrete with a timber handrail (Figure 26a). Designed
to the recommendations in Design Bulletin 8 the stairs arc

*  Families were omitted as they only lived in staincase flats.
U MHLG Design Bulletin B Dvwenisions aid components for honsing
1963 pp 22-25
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Public staircasas

finished with precast granolithic treads and landings. To facilitate
casy washing-down the treads were kept as far away from the
adjacent walls as possible,

231. The stair-well receives daylighting from storey-height, bay-
width, Georgian wired glazed units at decks (Figure 26b) and six
G10 mm square georgian wired rooflights on the top floor { Figure
26¢). One in each group of six rooflights was fully openable for
maintenance purposes, though no gear was provided to hold them
open. As a consequence workmen found them impossible (o hold
open against a strong wind and many had to be reglazed after
having been slammed against the roof structure.

232, As it was thought that the cladding in the stair well would
be more prone to attack by graffiti experts than that on the deck
proper (see paragraph 243), use of the cedar-boarded timber
cladding was restricted to the structural cross walls (see Figure
25) where it provided an economical way of getting the additional
heat insulation needed. The remaiming walls adjacent (o bedrooms
were of cavily construction with an ouler skin construcied of
610 mm-wide proprietary woodwool slabs, rendered and painted
on site.

231, Each stair well was fitted with seli<closing smoke doors at
every exit point both at deck and ground level. Although these
doors were glazed with Georgian wired glass many have needed
reglazing for, despite two complaints about the difficulty of
holding the doors open, the spring action has not been strong
encugh 1o stop the door from slamming in extreme winds, These
failures have all oocurred at ground level where a through=-draught
15 possible.

234, When asked if there was anything they particularly disliked
about the public staircases 77 tenants (467, of those interviewed
whose flats opened out onto decks) replied that there was®
There was no variation by household type but some had more
than one complaint to make.

235 By far the most common crticism, 51°% (39 complaints),
was about the dirtiness of the stairs, allied to which were 16
complaints about smell or lack of ventilation. It is & condition
of the tenancy that householders adjacent 1o public staircases are
responsible for keeping them clean, but it would scem that they
rarely do this. Cleaning is therefore left to the carclaker who
periodically sweeps and swills down the staircases.

236, A minonty specifically criticised the design: 11 said that
cither the steps (risers) were 100 steep and/or too high or that
they did not like having to use stairs; two said they were badly
lit and another two said that they found the doors difficult
{presumably complaining about the difficulty of holding the
smoke door open while laden with shopping).

237. Finally ten people said that children playing on these siair-
cases caused a nuisance and another 11 complained that teenagers
courted and congregated in these arcas,

Insulation of the decks

238, Figure 25 shows in detail the methods adopted to increase
the performance of the basic deck structure. Originally it was
intended that the asphalt would be laid on a glass-fibre roof-
board but it was later discovered, after one block had been
completed, that such a roofboard could not resist pomt loads of
the weight envisaged (0-38 tonnes). In the time available a sub-
stitute material could not be found that had the right insulation

The Lavout Study findings sugeest that this level of dissatisfaction
15 somewhat high.



properties and yet did not occupy any more space and did not
require the use of a “wet® trade. The detail shown therefore was
the best compromise solution possible even though it fails to give
grade 1 sound insulation and only has a calculated U value of
I-42 W/m* deg. C,

239. Housewives in all the flats were asked about noise from the
decks and 607 said they heard such noises.* This is very similar
to the proportions who said they heard noises from other flats
and also similar to those who said they heard noises from outside
sources other than from the decks.

240, The main source of noiscs coming from the decks was of
people walking along them especially at night. This formed
nearly three-quarters of all deck noises mentioned and two-filths
of it was considered a nuisance. The only other type of deck noise
mentioned frequently was 1alking and shouting which accounted
for a further fifth of the noises mentioned. Hall of this was said
1o be bothersome.

241. The number of housewives who said they heard noises from
the deck varied greatly according to the proximity of the decks,
817%; of those in flats with decks overhead and below said that
they heard deck noises as did 28%; of those on the ground foor
without a deck over them. Two-thirds of those whose dwellings
were vulnerable to one deck only also said they heard such noises,

242, Proportionally more complaints about noise from decks
occurred in the southernmosi block probably because these decks
carried more pedestrian traffic than any other. The higher level
of insulation on one block was not reflected in tenant reaction.

Damage to decks

243, Although wanton damage had very occcasionally shown
itsell on the estate as a whole it was not apparent on the decks.
Most damage was restricied (o graffiti in the public staircase
areas. Here the cemeni-rendered walls have had to be repainted
three times. Possibly the major reason why these walls have been
the subject of attack is that paint has a relatively poor bond to this
type of surface and can therefore casily be stripped by metal
combs, nail-files and the like. At the same time the smooth surface
gives ample scope for large-scale fell pen or spray paint work.
Little damage, has been noticed on the zdjacent timber cladding
(see paragraph 207).

4b(viii) Balconies

244, All 36 of the flats with ‘extension’ bedrooms into the public
staircase bay have a balcony 3-8m long by 1-Om deep (see Figure
27). These balconies are entered from the bedroom by means of
a glazed door.

245, Thiriy-three of the fenanis with privaie balconies were
interviewed. Mearly four-fifths used them for sitting out and a
half for drving occasional washing, A few grew Mowers and used
the balconies for storage. Asked what they particularly liked
about the balcony, a quarter spontaneously mentioned that there
was nothing particular that they liked and that they could do
without i, Two-fifths said it was nice to sit oul on and a tenth
said it was cool on a hot day or convenient for letting fresh air
into the Mat. Dislikes were mentioned by only a quarter and
included complainis of small size, flooding, extra rent, opening

* Mo comparable questions were asked in the Layout Study to allow
any asscssment to be made about the noise nuisance from these
particular decks. However, the Layoul Study did find that with the
exception of point blocks, access decks in general created no greater
noise problem than any other form of access,

27 Typical balcomics.

onto the bedroom, making the bedroom cold. However, only four
of the 33 were prepared 1o give up the balcony in order to have a
larger bedroom,

246. Those without balconies were asked if they would like one
if it meant making the space inside the flat smaller. Only a fifth
said they would, This is much lower than the Lavout Study find-
ings where almost a hall of those without balconies wanted one.
The climaie in Oldham may be a determining factor here.

Ah(ix) Private gardens and back alleyways

Genearal notes

247. The only private gardens provided were at the rear of all
houses.*

248, All tenants were asked whether or not they had had the use
of a garden or vard, or other space at their previous home. 747
said they used to have a vard, 17 %2 had been used to a garden and
11%; had had no space at all. Thus a few had previously had both
a garden and yard., Those now living in houses had previously
been better off in respect of private open space than those now
living i flats.

Size of gardens

249. Three sizes of garden were provided on this scheme: small
between 2140 and 25-5m®; medium— between 26-5 and 31-5m*;
Jarge—between 370 and 62-0m?. The size of garden was not

*  Everyone in fats was asked whether or not they would like a private
garden, see paragraph 368,
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28  Part plan of lavout showing house types. Lefters i pardens
denoie size as described b paragraph 249 (5« small ete.).
Cross hatching denates back alfeyways; hachires denote bank fng,
vl arrows show position from which phetographs (Fignres 29-32)

were faken.
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dependent on the type of dwelling but on its location (c.g
whether a toddlers’ play area was provided on the rear entrance
path) as can be seen from Figure 28. A few gardens sloped steeply
down towards the house (sce Figures 39 and 40).

250, Owverall, 69%; said that their gardens were about the right
size. However, a quarter of the people with medium-sized gardens
said they were too small as did just over half of those with small
gardens, Families with toddlers were slightly unhappier about
their garden size than other families, although 47 % of them said
their garden was about the right size. Gardens were considered
too large by very few tenants.

251. Of the people who thought their garden was too small only
129 said they would prefer to move further out of town in order
1o have a bigger garden. 467 of those who had previously had
gardens felt that their existing gardens were too small compared
1o 287 of those who had previously had yards.

Use of gardens

252. Each garden was provided with a sirip of concrete 1:5m
wide adjacent to and running the complete width of the dwelling.
A path or steps of 914 mm-wide paving slabs lead from this
area to the back gate and garden shed.

253, Mearly all (95%%) tenants of houses said that they used their
gardens for drying washing in fine weather. 69%;, grew flowers
and 66%; (mostly elderly) used them for sitting out. Just under
half had a lawn or grassed area in their gardens and 377 had
zardens in which they said their children plaved (but see para-
graph 409), These uses of gardens are broadly similar to the
findings of all other surveys carried out by the Minisiry.

Privacy

254, Ascan be seen from Figures 28 and 29, gardens are arranged
in blocks of varving shape and size according to the position of
the house terrace. Each garden block is screened from public
thoroughfares by a 2m-high close-boarded creosoted timber
fence (Figure 31). Fences between gardens, and between gardens
and back alleys, are 914 mm high and consist of three horizontal
crepsoted timber slais (Figure 30).

255, Thirty-ning per cent (52 people) said that they did not have
enough privacy in their garden, This is similar to the findings
of the Lavout Study. Those who complained at Oldham were
scattered throughout the estate and 20 of these had the high solid
fence on one or two sides of their garden. Presumably therefore
these people were complaining of the lack of privacy between
gardens in particular,

256. About half those living in houses said that they would like
the fences altered, Most wanted the gaps filled in and/or higher
fiences, and 10%, wanted them painted. 367 had already made
alterations puiting up boards, slais or wire to keep dogs and
children either in or oul.

Back alleyways

257, Most house gardens opened out onto a back alley. These
alleys were designed not only for access purposes but alse, with
one exception, (o form a safe area for toddlers’ play.

258. With self-closing gates (Figure 32) ai each end where they
meel public thoroughfares, the alleys have a minimum width of
1:5m. In most cases this alley widens out over much of its length
to give an arca of fat paving either 3-3m or 4:8m wide depending
on the fall in the ground (Figures 28 and 30).



259, As alleys were accessible to everyone all tenants in houses
were asked what they used the back alley for and whether they
used it often or only sometimes. A third said they sometimes
entered or left their house by way of the back alley and gardens.
Another 137 did this regularly. OF those with children (74) 44 %

sometimes let their children play there and 177 often did so.

The back alleys were used very little lor chatting, only 1274 saving
that they sometimes talked to neighbours there. By comparison,

a much higher percentage of people living in flats used the decks
for this purpose (see paragraph 215). No other uses of the back
alleys were mentioned by housewives when asked.,

260, As the back alleys had been designed for toddlers” play the
41 mothers with children under five were asked whether or not
they thought the back alleyvs were suitable places lor young child-
ren Lo play. 655 said that they considered them unsuitable. Some

29 Typical arrangement of garden fences ete

31 High fences ot the end of each ‘garden block”,

g

30 Low fences, back alleys and toddlers’ play.

-

32 Back alley gates.
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people gave more than one reason: eight said it was because it was
dirty and there were sieps which could be dangerous (Figure 30);
seven said there was no need for their children to go out into
alleys as they played quite safely in their gardens; six considered
them unsuitable because the children annoyed other people with
their noise, and five said children could not be supervised and
could run into areas of traffic.

261, However, 13 considered it a suitable area because it was
siafe and free from traffic, though four of those also stated that
oiher people seni the children away. Five people also considered
it suitable because they could watch their children when at play.

262, OfF all the interviewed tenanis living in houses, 47% had no
complaints when asked il they had any criticism 1o make about
the back alleys. OF those who had one or more complaints two-
fifths said that the back alleys behind the houses were dirty with
rubbish and became smelly; 157, said the children were a nuis-
ance; 13% had complains about the gates (some of which had
been broken off their hinges); 9% said they were noisy with
people using them as a footpath, and 9% said they were cither
too narrow or dangerous,

4bi(x) M™oise disturbance

General notes

263, Moise from access decks and private staircases within blocks
of Mats have been discussed fully in paragraphs 227 and 239-2423,
Comments on these points have therefore been kept 1o the
minimum suitable to allow comparisons to be drawn.

Moise between dwellings

264, Walls of 178 mm concrete between dwellings gave a Houwse
Party Wall standard of insulation (30dB reduction).

265. Floors between flats were of 178 mm hollow-cored concrete
slabs with a floating floor of 22 mm T and G boarding fixed on
41 mm-deep = 48 mm-wide timber battens laid on 100 mm-wide
continuous strips of sound-deadening quilt, 639 of those inter-
viewed said they had had trouble with creaky or springy floors,
About one-fifth of all flat tenants had complained to the Council
about this and the Council had since had the perimeter batiens
shot-fired to the concrete floor through the quilt.

266, In all dwellings, glazing spanned the complete width of
FOOMS,

267, Sixty-two per cent of those in houses said they could hear
noises coming from neighbours' dwellings and so did 57% of
those in flais. Aliogether 358 noise sources of this naiure were
mentioned by 231 outl of the 393 tenanis mterviewed. 289 of
these noises bothered the housewives but there was a significant
difference between flats, where 36:5%; of the noises were dis-
turbing, and houses where only 17-4 % were.

268, In boih flats and houses family households (729 com-
plained more than the aduli or elderly (54 %2) which is possibly a
reflection of the fact that families iended to be grouped together.

2e%. Of those inmterviewed in flats a quarter heard noises from
adjacent flats on the same level, whilst of those living on all but
the top floor, 43% heard noise from above, and a guarter of
those living on all but the ground floor, heard noises from below,
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270. The noises most frequently heard, given as a percentage of
the total sample, were as follows:

TV.records, radio [l T J23m
Voices-singing . talking 2% Ji5w

Children playing
Door banging

4% J1o%
Water-flusdilng, running &t
[Jaw

[l sos s 20

Peaple on siairs

Vacuum cleaner

Dogs barking

33  MNoises from neighbouring dwellings.

Wheie bar represenis pereeniage of fofal sample heaving noize,
Hatched bar represenis percentage of iotal sawple bothered by i,
The frequency of these noise sonrces varied befween Bars and hagses
in thar "people on the stairs” ranked secomd in fars bur weas very
low in howses.

For every single noise mentionsd a kigher proporsfon of peeple in
fhears were bothered thaw In howses,

Moise from decks

271, Sixty per cent of those living in flats interviewed said they
heard noises from the decks. 174 sources of noise were mentioned,
427 of which were considered to be bothersome.

272, Percentages of the total sample mentioning each noise was
a5 Tollows:

People,children walking _TE%
Talking, shouting 135
(2%

B Jeoamw

| dma

Doors banging
Others

A4 MNoise from decks.

Moise from outside the dwelling

273. Aliogether 64% of those interviewed said that they heard
noises from outside (other than deck noises). 86 % of housewives
in houses said that they heard noises from outside compared to
only half of those living in flats.

274, Three-hundred and fifty-nine sources of noise were men-
tioned by those who heard outside noises of which 167 (47%0)
were said to bother housewives. These bothersome noises affected
proporiionally equal numbers of housewives in flais and houses,

275. Sources of nois¢ mentioned as a percentage of the total
sample were as follows:

| 2o0e
| 27%

Children

Tratfic

People talking
Dirifl hall

Other noises

35 WNoise from ouiside.



3 Diagram showing approximale
position of dwelling in which the tenant
interviewed complained of traffic or the
T.A. cenire as a source of noise from
outside.

Thick broken lires denate bothersonn
naoise, thin broken fines denote noise
Beard bice ot Botfersame,

37 Noise from children’s play showing
approximate position of dwelling in
which the tenant interviewed complained
of children's play areas and children
playing as a source of noise from outside.
Thick broken lines denote bothersone
erine, thin broken fimes devote molse heard
st not bothersome.

+n Childiena’ play ased

Childres

o



276. It can be seen that the major sources of noise complaints
were traffic and children. This is the same as those in the Layoul
Study although there, unlike the Oldham appraisal, specific
questions were asked of lenants about these points.

277. As can further be seen from Figures 36 and 37 the major
source of annoyvance 1o those tenants at Oldham who lived in
houses was children's play as there was opportunity Lo play very
close to both sides of all houses. However, for those in flats play
wias not such a nuisance as traffic noise, for although the main
play area was surrounded by fats, the only block to be parti-
cularly worried by the noise that came from i was the one with
living rooms looking onto il

278. Almost all the complaints from those in fats about traflic
noise came either from the block overlooking the car park or from
the eastern end of the southernmost block, which has a main
road on one side and a service road on the other, Hardly any
complainis of noise came from howsewives in the block of fats
at right angles to the service road, whose kitchens and bedrooms
faced the main play area.

279. Eight per cent of the households included night workers.
Half of these said they had problems trying to sleep, traffic and
children again being the main cavses of disturbance,

Owverall assessment of noise nuisance

280, The following table summanises the responses on all three
MEOT Noise sources considered :

FLATS

Total noises heard | B |217 -lﬂl.'l

From dechs P EFE L]

From adjoining dwelling ZIH

From outside dwalling 153

HOUSES

Total noises heard | ] 1 | 361
From outside dwelling [0 = o167 | 208

From adjoining dwelling [ ]27 155

38 Comparative diagram showing source of noise in relation 10
dwelling type.

Lengrh of bar represeoss mumber of sources in relarfon to anmber of
temants imterviewed. Henee a toral of 530 nofte sonrces from

250 flar dwellers s shown shorter than 361 noise sources from

I3 howse dwellers,

281. Moise nuisance from outside rather than between dwellings
would seem to cause most trouble at Oldham., On the whole those
in houses suifered from noise nuisance just as much as did those
in flats despite the fact that flats were open to more potential
annoyances (i.e. more neighbours, decks above and below, ete.),

282, Asked to assess how they felt about noise overall, 647
considered that it was not a source of nuisance;* a quarter said
it was rather a nuisance and 11% said it was a great nuisance.
31 %, in flats said it was a nuisance compared with 442, in houses.
Height above ground of the living room, or being on or off a

deck, made little difference 1o nuisance caused by noise,

* This was not high compared to the Layout Study estates where
percentages nol worried by noise ranged from 62 %889,
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283. Although the individual sources of noise (from other
dwellings, outside or decks) were not highly correlated with estate
satisfaction, overall noise nusance was (0-32). Correlation with
other satisfaction indicators was not guite so high but still impor-
tant (dwelling satisfaction 0-33, glad to have moved 0-36, not
wanting to move 0-35), Other related factors were play problems
(0:-38), disliking the kitchen overlooking a pedestrian route; too
little privacy: being “neurotic’. (See Appendix D *Correlations”.)

Air(xiy  Privacy, overlooking and view

Privacy

284. Lack of privacy was linked not only with being overlooked
but also with being disturbed by noise, especially that created by
children’s play.

285, Only five people on the whole estate {one in a house and four
in flats) complained about having too much privacy. In the flats
there were no substantial complaints abowt too hittle privacy:
only 7% had this problem, and these were mainly concentrated on
the ground and deck levels where 11 %, complained compared to
only 2% at all other levels. Those in ground-floor flats who said
that they would not in future choose a similar dwelling and those
in flats who had criticisms of the deck also tended (o have too
litile privacy.

286. In the houses, some of which were only 14m apart (see
Figure 3 and paragraph 59, a third felt they had too litle
privacy.

287. Housewives were also asked if they would prefer 1o be more
separated from other people on the estate. 29 of those in houses
wanted to be more separate from others compared to 1% of
those in flats. For the adults and elderly in flats, wanting 1o be
more separate was linked 1o the same factiors as privacy. For
families in houses, however, it was linked somewhal more strongly
to wanting to live further out from the town centre, lack of
privacy in the garden and wanting to move.

Overlooking into living areas

288. On the whole overlooking into the living rooms of the flats
was not considered a major problem—only 77 felt averlooked.
However, an the ground Noor a third were worried and there was
a marked relationship between those who felt overlooked and
those who would not choose to live on the ground floor again.
Complaints of overlooking were also high (18%) in the block of
flats with living rooms facing the main children’s play area (the
centre block of the three east-west blocks—see Figure 44).

289, In houses the problem was much greater as almosi half feli
they were overlooked in the living room. The main reason given
was the ncarness of the houses at the rear, This was agegravated by
lack of privacy fencing at the back of the small gardens (see
Figure 30} as there was a significant association between those
who felt overlooked in the living room and those who had in-
sufficient privacy in the garden. The slope of the site also con-
tributed to the problem as some houses could look directly down
into living rooms opposite (see Figure 39). Others complained
about being overlooked by adulis and children using the back
alleys. Three people said they felt overlooked by those living in
flas.

Overlooking into bedrooms

290, Complaints of overlooking into bedrooms in flats were
negligible, only 7%, being worried. Most of these seemed to oceur
where blocks met at corners.



39 View taken from third-floor flat living roem,

291. Twenty-three per cent of those in houses complained that
bedrooms were overlooked from houses opposite. In nearly all
cases this was where there was a change in level and living rooms
had a direct view into bedrooms.

Views from living areas

202, Opinions on the view from the living room differed com-
pletely beiween housewives in flats and housewives in houses.
Eighty-three per cent of those in flats liked their view, However,
those in ground-floor flats and those in flats which overlooked the
main children's play area were significantly less satisfied than
housewives in the other flats. Only a third and a half respectively
said they liked their view,

293, Apart from general favourable comments the most common
specific reason for liking the view from the flats was that you
could see a long way and this made a nice light outlook. The
second important reason was that those in flats liked looking out
on grass and open spaces. Seeing the children at play and the
lights at night were also appreciated.

294, Those in the houses were not nearly so enthusiastic; only a

tenih said they liked their view, two-fifths were not worried about
it but a half said they disliked it. The living rooms of the houses

DB 22—F

had none of the advantages possessed by the majority of fats
and the most usual comment spontancously mentioned by over
half was that there was no view at all—only the house behind, ora
fence or the steep garden (see Figure 40),

Views from kitchens

295, The kitchens of most houses looked immediately onlo a
public pedestrian footpath which it was felt might worry house-
wives (see Figures #1-43). There was a similar situation in
ground-floor and deck-level flats. Only 12 tenants of these flats
said that they did not like the location of the kitchen, the rest said
they did not mind (63 %) or that they liked it (27 %2). In the houses
it was more of a problem as almost a quarter disliked it, although
a filth liked it and the rest did not mind.

296. On the whole tenants said theyliked io see people, it afforded
company and with a blind or a net curtain it was not a worry, [t
should be remembered that most of the older houses in Oldham
from which these tenants came opened straight onto the street
without a garden barrier,

297. Liking the Kilchen overlooking decks or foolpaths was
linked 1o satisfaction with the kitchen as a whole and 1o various

aspects of it.

a7



40 Living room of 4B7TP house, Compare view front window with thar of Figure 39,

298, Wider views from Kitchen windows varied considerably.
Deck flats and some houses overlooked little except the pedestrian
route. Other Aats had views from the kitchen over various parts
of the estate, The remaining houses looked on to small play
areas, or grassed areas and peripheral roads. Thus some of the
views were fairly open and some obstrucied by houses opposile
or the deck balustrade.

200, A guarter of the housewives in houses said they had no
view from the kitchen but only a few of the housewives in flats
said this. Owver hall the flat dwellers liked the view—those on the
ground floor being slightly less happy. Only a quarter (37) of the
housewives in houses liked the view from the kitchen and of these
14 {out of 17 interviewed) lived in houses which overlooked the
same large grassed areas as did the flais. The remainder were
scattered haphazardly throughout the site.

300, Housewives who did not like the wider view from their
kitchens tended also to be the ones who did not like the kitchen
leoking immediately on 1o a pedestrian route. They also tended
to criticise the untidiness of the estate.

4hixiiy  Refuse disposal

General note

301, In 1967 the Ministry of Housing and Local Government
published a report by a working party investigating refuse
collection, ™ This particular scheme was of course designed belore
these findings were available.

Paper sack refuse disposal

302. The paper sack method of refuse disposal was used for all
houses and for all flais entered from ground level.®* With access

Befuse collections from these dwellings are made once a week,
MirisTry oF Housisg ann Locar GovERKMENT Keflue séoraee and
colfeetionn HMSO 1967

an

48

from the outside, pre-fabricated stores to take the sacks were
attached to the storey-height timber cladding next to the front
entrance doors. With this arrangement, stores projected into the
dwellings and, in 48 Aats, o habitable part of that dwelling (see
plans, pp 18, 19).

303. Although the volume of each store was over 0-22m? (686
mm wide = 330 mm deep = 1 016 mm high) and therefore theoreti-
cally adequate for tenanis’ needs (see Refuse siorage and coffec-
rior) the depth and height of the store combingd with the position
of the sack holder in the centre of the access door meant that only
one nominal 0-07m* paper sack (occupying an area 228 mm = 432
mm} could be provided for each dwelling.

304, Access doors to these stores were not initially ventilated.
Following complainis from the tenants the Council were advised
in the autumn of 1967 1o drill holes in horizontal lines at the top
and bottom of these doors, bult, at the ime of the appraisal, this
work had only been carried out on a few selected dwellings.

305, Although hall of those tenants interviewed who used this
form of refuse disposal stated that they found it quite satisfactory,
the incidence of dissatisfaction rose steeply the larger the house-
hold. For instance the level of dissatisfaction in houses larger
than 2B4P was 83% wihalst in 1B2P flais only one household
complained.

306, The outstanding causes of dissatisfaction were that the bags
were not big enough and/or that there was a lack of space for
overflow bags (74 %, of those giving a reason) or else that it was
smelly and unhygienic (22%:). In answer to the specific question
*Are yvou bothered by smells from yvour refuse bag? the number
who were rose to 39% of all users. Again there was a very close
relationship between this answer and the size of family unit—56 %
of those tenants living in houses larger than 2B4P complaining,

307, A study of the complaints about smells shows that they are
maore frequent where stores project into small, and vsually badly
ventilated, areas like an internal store or w.c. than when they
praject into habitable arens where smells are presumably more
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41 2BAP dwellings on main pedestrian route. 4 good example of the
conflicting apinions ax to view., When the fenonrs of five adiacent
foixex were asked for an opinfon of their view from the growrd foor
kitehen windows of this Mock, oie said she disfiked i, ome liked i,
rwr gaidd they had no feelings abowr i and the fifth safd there was po
wiew,

42 and 43 Two examples of barrier paving (o stop passers-hy
approaching too close 1o the dwelling. Constructed of sefts which
Sarmed the surface of e roads before redevelopment the angled
version (Fignre 43) had the advonvage of being move effective bur hod
the disadvanfage of halding dirr, cigarette ends, waste paper ¢ic.

casily dispersed. It would appear therefore that when tenants
complained of smells they were largely referring to those which
seeped Mmom refuse stores into the dwelling,

Refuse chutes

308, The remainder of the tenants disposed of their refuse by
means of 11 refuse chutes provided throughowt the flats complex.
Chutes are positioned adjacent to public staircases and the maxi-
mum walking distance between a chute and any front door is
33-5m.

309, The chutes, which are of spun-concrete sections with an
internal diameter of 457 mm are fitted with steel cut-offs at the
base and sieel hoppers at every deck level (1o fit a 235 mm = 432
mm opening in the concrete casting). These chutes discharge into
steel containers with a capacity of 1-0m?.

30, Only 5% of those tenants interviewed who used this form of
refuse disposal considered it to be unsatisfactory, and no one
complamed of noise nuisance from chutes, Three people com-
plained that their chute was too far away. These tenants were all
grouped together and theoretically only had a walk of some 18-3m
across a bridge to a chute in the next block, However, a tenant in
this next block, whose dwelling was adjacent 1o the chute in
question, was a bit of a barrack room lawyer and had convinced
these other tenants that the chute was not for their use. Although
they complained of the distance involved in using the chute in
their own block this was no greater than that of several other
tenants who made no such complaint.

311, Inis not possible 1o say with any certainty why this very
high level of satisfaction was recorded (high that is compared 1o
the findings of the Layout Study) but the following points are
worth noting:

(a} the size of the houscholds using chutes was generally small
with very few family households;

(b} adegquate arranzements were made for the disposal of large
itemns of rubbish from flats (see paragraph 312);

(c) access to the chutes was under cover and did not involve a
climb of public staircases;

(d) the rato of dwellings to chutes was reasonably low comparcd
to tall slab or point blocks—an average of under 21 dwellings
per complete vertical length of chute;

(e} as the chutes were on general view 1o all passing along the
deck, tenanis may have been influenced to use them properly;
() no blockage of the chutes has ever been recorded or spillage
of refuse observed: facts which may owe something to points
(B () and (e) but which are most probably the result of designing
chutes 10 the standards recommended in Refuse storage amd
colfecriar, which are higher than mandatory standards.

Large items of rubbish

312, The disposal of large items of rubbish was no problem in
flats as arrangemenis were made for them to be lefl beside chule
hoppers for collection by the caretaker. In houses, however, no
such arrangement existed and a quarter of these tenants found
the disposal of large items of rubbish a problem. This was some-
times because dustmen refused to take them but mainly because
there was no place to store them before collection.

Incinerators

313. In order that soiled articles of a personal nature such as
sanitary towels and surgical dressings could be instantly disposed
of, six small electrically-operated incinerators were positioned
glongside refuse chutes throughout the flat complex. To simplify
flueing all six were lozated on ihe top deck,

49



314, In 807 of all houscholds where interviews took place it was
stated that no member had ever used the incinerators and an
additional 4% stated that they did not know that there were any.
These lasi households were either elderly or all-male esiablish-
menis. There was very hitle difference in the amount of use
between houses and flats.

315, As far as could be ascertained there was at least one woman
of childbearing age in 100 of the houses and in 60 of the Aats. 28 %
of all respondents (33% of those living in houses and 18% of
those living in flats) said that they wsed internal protection and
137 said that they used soluble sanitary towels which they Mushed
down the w.e. (1655 in houses and 8% in flats). The remaining
3000 (497 in houses and 7475 in Aats) disposed of sanitary towels
in the following wavs:

Living in Living in
Method of disposal howses Mais

:I .I-J"-;

Uszed incinerator 11 53

Used refuse sack 28 i

Used refuse chute e
Took them off the site, generally to a
relative’s dwelling where there was an

open fire 10 3

316, It can be seen that the incinerators were well used by those
in flats, a fact which conflicts with the views of the Institute of
Housing Managers®™ who ® . . . found that where incinerators were
provided they were little vsed . . " and mentioned *. . . the
reluctance shown by women (o be seen using [them]’. I this view
15 correct if would seem thal positioning incinerators next o
refuse chules, as on this estate, is advantageous in that sanitary
towels can be disposed of unobirusively at the same time as
general refuse.

A7, It is quite possible that there is some connection between the
numbers of women using soluble sanitary towels on this estate
and the more than normal trouble which has been experienced
with blocked drans.

Ah(xiily  General storage

Overall design and use of storage areas

318, Mot all the dwellings complied with the minimum storage
provision laid down in Circular 27/70. At the time the scheme
wis approved such standards were not mandaiory. Storage in the
4BTP type houses was |-3m* below standard but the rest of the
howses were well provided with storage. The fats, however, were
badly off especially the 2B3P and the larger flats not on the ground
floor. Although some of the 1 B2P flats approached Circular 27/70
siorage siandards the rest did not have even half the required
amount (see plans pp 18-22),

319. All flats had a drying cabinet and meter cupboard which
housewives used lor storage; this was not intended and these
areas are not included in the storage area totals. In addition some
fats had a large store under the stairs leading to the flat above.
Observation showed that the whole of this space was used for
storage whereas only that part over 1-5m-high has been included
in the storage arca totals.

320. In addition to internal storage shown on the type plans, all
houses had a shed providing 1:67m® of storage. These were
positioned at the far end of the garden (see Figures 30 and 39),

"™ MHLG Refuse storage and colfection 1967 p 52
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321. Tenants were asked about the storage of specific iems with
which it was felt that they might have problems. These included
clothes, ironing boards, vacuum cleaners, long-handled brooms,
suitcases, spare blankets, large toys, sports Kits, paints and tools,
lawn-mowers, prams and bicycles.

i22. Most households in houses kept their coats and working
clothes in the open space under the stairs while those in flats
utilized one of the cupboards or a bedroom, The need for fitted
clothes cupboards in bedrooms was expressed most strongly in
the 2B3P and very large flats, and overall half the housewives
who did not already have fitied wardrobes said ihey would have
preferred to have them.

323, Ower a quarter of the tenants interviewed did not own an
ironing board but few lacked a vacuum cleaner. Lack of these
items rose to iwo-thirds and a fifth respectively among housewives
in bedsiter flats. These two items together with long-handled
brooms were mainly kept in hall cupboards or under the stairs.
However, in half the 2B3F flats and in some very large flais
suitable broom storagewas not provided and these ilems were kepl
either in the Kitchen, hallway or bedroom. Similarly in the 3B5P
houses; there was no convenient store on the ground floor,
consequently long-handled brooms were kept in either the ex-
ternal shed or the downstair w.c. Mone-the-less, with the excep-
tion of the 2B3P and the larger flats previously mentioned,
storage facilities for these items was considered satisfactory by
the tenants.

324, In houses, suitcases were kept in upstair storé rooms, in
the linen cupboard or in bedrooms. In the 2BIP and larger Aats
they were kept in the bedrooms: in bedsitters they were kept in
the large store cupboard under the stairs and in 1B2P flats they
were kept in both places equally. Agzain tenants of the same larse
flats were dissatisfied with this arrangement,

325, Most housewives in houzes used the linen cupboard to store
spare blankets and linen. Those in flats where no linen cupboard
had been provided most often used lree-standing linen boxes or
tallbovs, There was no great dissatisfaction about this.

326. Families in houses who had large toys to store, Kept them in
the shed, under the stairs, or in one of the big upstair store rooms.
Some also kept them in the bedrooms. These arrangements proved
1o be satisfactory. The few families in fats, however, were much
less happy as they generally had (o keep large toys in bedrooms

or the living room.

327. Two-thirds of the sample had tools, paints and the like to
keep somewhere. Nearly all thoze in houses kept them in the shed
or garage. Those in the flats generally kept them in the kitchen,
or one of the cupboards. Bedrooms were also used in the larger
flats, the tenants of which were once more least salisfied with
these arrangemenits.

328, A third of those in houses did not own a lawn-mower or
large garden tools. Those who did were satisfied with keeping
them in the shed.

329, Of the 35 housewives who owned prams nearly all were able
to store them satisfactorily in the downstair hallways of flats or
under the stairs in houses,

330, Abowt half the bicyeles owned by those in houses were also
stored under the stairs but houwsewives did not seem Lo find it as
satisfaciory (o keep bicycles there as prams. The rest of the
bicycles were mainly kepi in the shed. In flats bicyeles were kept
in hallways,



331, Most housewives in houses said that they found the shed
satisfactory for their needs. OF the 16 criticisms received, half
were about the small size, and other things mentioned were damp,
lack of shelves, and being too far from the house,

General comments and tenant satisfaction

332, Alogether just over a quarier of the housewives felt there
were more jtiems for which cupboard space was needed but
variations occurred among housewives in different dwellings.
Only 13 %, of those in bedsitters and 1B2P flats felt more storage
was needed whereas hall of those in the other flats and in the
large houses said this. Half of these said they needed storage space
for vacuum cleaners and brooms, nearly a third mentioned shoes,
clothes and linen, and a few, suitcases and ironing boards,

333, Overall satisfaction with storage was related mainly to the
actual provision of storage within the dwelling. In the houses,
tenants of the 2B4P types were the most satisfied with their
storage—four-fifths found it very satisfactory. In the larger house
types where storage provision was lower only 60%, were very
satisfied. The main difference in flats emerged beiween those with
and those withoul the large store cupboard. All bedsitters, all
1B2P flais and 24 2B4P flais had this store and iwo-thirds of these
tenants found storage very satisfactory. This figure was not as
high as that for the small houses where Circular 27/70 standards
were achieved. In the flats where there was no large store, satis-
faction was down to a fifth.

4bixiv) Clothes drying facilities

For tenants in flats

334. All flats were equipped with an electrically operated
clothes-drying cabinet ventilated into a central duct. These
cabinets were positioned next to bathrooms with access from the
internal passage-way (sec plans pp 18-22). They were storey-height
and 914 mm wide by 381 mm deep.

335, In addition to these cabinets all flat dwellers had the use of
24 drying areas positioned throughout the blocks of flats at the
slaircase bayvs (Figure 11). Approximately 3-6m square, these
areas were ventlated by external louvres (Figure 23) with an
obscured, wired-glass screen and door beiween them and the
public staircase. To reach these areas tenants had to climb one
flight of stairs from the deck. Due to complaints from tenants
about misuse of these areas by children and teenagers, locks were
fitted to the doors by the local authority. Keys were not issued to
tenants, so conseguently they had to obtain one from the housing
office on site before they could use the area,

336. It was found that almost half those living in flats dried their
washing on racks placed in the kitchen/dining arca. 157 used
their drying cabinet and the same number said they dried their
washing in a launderette, 142 said they didnt do any washing;
these were adult or elderly households who either used laundries
or got their daughters to do their washing for them. 6% of people
used the public drying areas; and a similar number used clothes
racks in their living room, or had their own spin-dryers. Other
places used regularly for drving by a few people were the balcony
(by two out of 33 with balconics), bathroom and bedroom.
However, when those with balconies were asked what they used
them for, half said that they occasionally dried washing there.

337, The 85% in flats who didn’t generally use the drying cabinet
for drying washing were asked why they didn’t use it. A third said
it was because il was expensive 1o run and just under a third said
they didn't need it and were quite happy using other means.
Other reasons stated by a few people were that they used it for

other things: it was unsatisfactory because it was slow or dirty;
they just didn't like it, they used it for only part of the vear and
they didn’t know why but they just didn’t use it, Those who didn’t
use it for drying were asked if they used it for any other purpose.
The main use was for storage, especially by the elderly who used
it for storing food.

338. Those who said they never used the public drying areas
regularly for drying washing were asked why not. A quarter had
no necd to use them as they preferred other means. Almost a fifth,
mostly elderly, said they were too far away or up too many stairs,
and 17 % said it was too much trouble to get a key, The remainder
gave various other réasons, including not knowing they were
entitled to use them or not knowing that they existed; 13 people
said they thought it 100k too long to dry washing there, that
there was no sun and it was old fashioned, and five thought it
was too dirty and dusty,

For tenants in houses

339. The only clothes drying facility provided for tenants of
houses was the usual clothes post in the garden,

340. However, in 87 % of the houses (2B4P and 3B5P 1ypes) the
hot water heat exchanger was located in a commodious siore
upstairs (see plans pp 16, 17). Thus these stores were compara-
tively well heated and tenants quickly adapted them 1o form
clothes drying areas.

341. All those interviewed living in houses were asked where they
dried washing in dry weather. Most people (94 %) said outside,
in the garden; 5% dred it in the large upstair store and a few
took it to a launderette or dried it in the bathroom.

342, Becawse it was felt that the problems would be greater they
were also asked where they wsually dried their washing in wet
weather. Eight people mentioned more than one location, Of
those in the 2B4P and 3B5P dwellings (i.e. those with the large
upstair store) T8 % said they used the upstair store, More familics
and fewer elderly households did this, 107 used clothes racks in
the kitchen dining area (this being a particularly common practice
among the elderly), and 6% dried their washing at a launderette,
OF the remainder, a few (in all cases less than four) used spin-
dryers or hung washing up on racks in the living area or in the
bathroom.

343, Of those living in 4B7P houses, 567, dried washing on
clothes racks in the Kitchen/dining area during wet weather and
20% used the bathroom,

Genaral summary

344, Evervone interviewed, whether living in houses or fats, was
asked to summarise whether or not on the whole they found
dryving washing a problem. The majority (77%) found it no
problem at all; 17 %5 found it rather a problem, and 6% found it
a great problem. As might be expected more Families (with larger
washing loads) said they had problems than did the elderly.
The Layvout Study found that only two of the six estates had a
lower percentage of complaints. These were two out of the three
estates that had communal estate laundries.

4hixv) Interior decoration by tenants

Wallpapering

345 All internal non-structural walls were of autoclaved acrated
concrete (AAC). In order to avoid the skim-plastering of walls ihe
dwellings were wallpapered direct onto ithe AAC partitions and
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the structural, dense-concrete walls. The designers were worried
that because of the softness of the AAC walls, they might be
damaged by tenants when redecorating their dwellings. A note
was therefore added to the tenants’ handbook warning them of
this and advising them to soak the old paper thoroughly before
stripping it off the walls.

346, Asked whether they had changed the wallpaper in any of
their rooms, 567 said they had—30% of all family houscholds
but only a third of the elderly. OF those who had repapered well
over half said that two or three rooms had been done: 17 % said
four or more rooms and a quarter had done just one room.

347, Half had left the old paper on the walls and half had stripped
it before repapering. Thoze who had siripped the paper were
asked whether or not they had had any difficulty in getting it off,
Nearly a third said that they had, mostly because they did not
follow the instructions, and said it was hard work scraping the
old paper off.

Picture hanging

348, Because the structural walls were of dense concrete, tenants
were advised of it in their handbooks, and were told that if they
wished to hang pictures etc. the easiest method would be to use
hardened masonry pins.

3489, Four-fifths of all tenants interviewed had hung things on
their walls. Owver half’ of these people had used an eleciric drill
when doing so, 24 % had followed the suggestion in the handbook
and wsed masonry pins and a further 10% just used ordinary
nails or screws. Other methods were rawl-plugs, stick-on or
suction picture hangings, and a hardboard panel wall for hanging
things on.

4c Tenants’ overall reaction to
their type of dwelling

General note

350. It has been shown in paragraphs 60-73 that the majority of
tenants on the new estate at St Mary’s had many reasons to be
favourably disposed towards living there. They knew the area
well, many having lived only a few minutes’ walk away; their
previous houwsing was considerably lacking in material comforts;
they wanted to live in the St Mary’s area, and on the whole their
choice of dwelling tvpe was respected, Although most had had
to face a considerable rise in their rents, this was foreseen and
accepted,

351, However, only about a third had had any choice in whether
they moved or staved in their previous homes and the lack of such
a choice may have influenced some tenants unfavourably towards
their new dwellings.,

Tenants’ satisfaction with their dwelling

352, After answering the questions about particular facets of
their dwellings, tenants were asked to take everything into con-
sideration and rate their overall satisfaction with their dwelling
on a five-point scale,

353. Almost two-thirds (64 %) said they were very satisfied, over
a quarter (2950 said they were fairly satisfied, 4%, were rather
dissatisfied and only six people (1-5%;) were very dissatisfied. The
proportion very satisfied is far higher than for any of the Layout
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Study estates. Taking those who were very and fairly satisfied,
Oldham’s dwelling satisfaction level of 93% falls just below that
of one of the Lavoul Study estates—Fleury Road, Shefficld,
(9655,

354. On the 5t Mary's estate, more elderly (75 %) and adult (65%)
houscholds were very satisfied with their dwelling than familics
(51%5)—a pattern also found in the Layout Study. Although these
figures did not vary greatly for Families and adulis (whether they
were living in houses or flats) they did for the elderly. OF these
only 82-4% living in houses were very or fairly satisfied with their
dwelling compared 1o 95-3% of those living in fats (with 779
very satisfied as against 597 in houses).

353, Factors linked with dwelling satisfaction are indicated by
the correlation matrices,* to be found in Appendix E (see also
Appendix F for factors relating to estate satisfaction). The most
important of these factors were the ones which possibly reflected
a more general satisfaction, such as being glad to have moved (o
St Mary's in the first place, finding the move an improvement and
not wanting to move away. Dwelling satisfaction and estate
satisfaction (including various aspects of estate satisfaction such
as altractiveneéss and pride in the estate) also went very closely
together,

356. Theitems ofinternal design which were most highly correlated
with dwelling satisfaction were the kitchen and various associated
details of kitchen design. Criticiams of the main bedroom were
not so closely related as those of kitchens, and bathrooms were
nol significantly linked with dwelling satisfaction at all. There was
no comparable question about living rooms.

357. The other item of internal design that correlated with dwel-
ling satisfaction was the amount of cupboard space provided.

358, Not finding noise a nuisance and being happy with various
aspects of privacy and social life on the estate were also signi-
ficanily linked with dwelling satisfaction.

159, There were lower correlation values for considering the
heating and the rent to be reasonable and not finding problems
with drving washing.

360, Among families living in houses satisfaction with the garden
and having lived near to 5t Mary's before moving also proved
important. For adults and elderly living in flats other important
factors proved to be not waniing io live further out in order o
have a garden, and having enough daylight in the kitchen. {The
latter reflects the dissatisfaction of those with the small internal
kitchen.)

Jal. Unexpectedly socio-cconomic group and level of income
were not linked to dwelling satisfaction, nor were attitudes to
play, choice of estate or whether or not tenants had previously
been owner-occupiers or had lived in a dwelling with a high
standard of basic amenities.

362, As might be expected the internal design of the dwelling
proved o be more important o overall dwelling satisfaciion
than to estate satisfaction.

363, Social contact variables scem to play about the same part
in both dwelling and estate satisfaction, but privacy and noise
ranked lower among the variables associaled with dwelling
satisfaction. On the other hand, while problems with play do not
feature at all in refation to dwelling satisfaction they are closely

* See Appendix D for a description of the significance of the cor-
relation technigue.



linked to estate satisfaction. This is probably because mothers
worried more when their children played outside (rather than
inside), and those tenants with no children could in general only
be aflected by the noise from children playing out of doors.

364, Comparison with correlations on dwelling satisfaction from
the Layout Study is difficult because in the latter case there were
few guestions asked about the iniernal design of the dwelling,
However, of the important variables common to both studies
correlations were of similar magnitude except for privacy and
rent which correlated more highly with dwelling satisfaction at
Oldham than in the Layout Study ; while with play, the view from
kitchen and living room, and choice of estate, the situstion was
reversed. Choice of estate played a more important part in
dwelling satisfaction in the Layout Study than at Oldham,
possibly because 5t Mary's was usually tenants’ first choice
whereas over half those interviewed on the other survey said they
had not particularly wanted to come to the estate they were on.

Tenants’ views on living in a flat

365, Before any demolition started, residents living in St Mary's
were interviewed about their dwelling preferences.® Although it
was clear that there was considerable reluctance to live in a flat,
a later survey® (after demolition) showed that some of these
residents were in fact allocated flats and seemed 1o adapt 1o them
very well,

A66. Residenis from the nexi clearance area were much more
recepiive io flats (see paragraph 72) and those who were in fact
allocated a flat in the new 5t Mary's estate were asked certain
limited questions 1o ascertain how they had adapted to flat life
and living off the ground. As most of thezse tenants formed adult
or elderly households, the resulis are mainly applicable o these
household types.

167. When ienanis of flats were asked wheiher there was anyihing
they or their family could not do in the flai which they had
enjoyved doing in their old home, a third said that there was.
Most of the points raised reflected a need for private open space.,
A third zaid that they missed being able to hang washing out,
though thizs did not seem to cause excessive worry, as washing
was dried without too much inconvenience inside the dwelling.
Being unable to sit out in a garden or yard, worrying aboul noise
disturbing neighbours, and not being able to do joinery, garden-
ing or odd jobs, were each missed by a fifth. Some other aspects
mentioned were the lack of a coal fire, being unable to shake
mats outside and not having a back door, being unable (0 keep
pets {an Oldham condition of tenancy ofien ignored by tenanis)
and not having a spare room for visitors.

3168, All tenants of fals were also asked whether or not they
would like a private garden. Overall, 60% said they would not,
but the few family households (32) were much stronger in this
demand, almost two-thirds wanting one, These replies are very
similar to replies given on one Sheffield estate in the Layout Study
but demand on the four London estates was much higher,
However, when asked whether they would prefer to live on an
estaie further oui from the town centre in order to have a garden,
only a quarter of those wanting a garden and a tenth of the
total sample said they would. Families were no more willing to
move than other houscholds.

369, Tenants of fats above ground-floor level were asked if they
had ever lived above the ground floor before, and 957 said they
had not. Asked what they felt about the prospect of living above

MHLG Design Bulletin 19 Living in a shur 1970 pp 31-32
¥ MHLG Design Bulletin 20 Moving our af @ sl 1970 p 20

the ground floor when they first moved in, almost half said they
were happy about it, one quarter said they were unhappy and the
remainder said they had no feelings either way, When asked what
they now thought about it (i.e. at the time of interview) only a
tenth said that they were unhappy to live above the ground Aoor.
Families with children appeared to adapt least easily.

370, Whether tenants were one, two, three or four floors above
the ground made no consistent difference to their feelings on
being off the ground as is shown by Table 2. Because the third
floor was sometimes the top floor and sometimes had a deck it is
difficult 1o say why those living there seemed to be particularly
happy. Mothing similar happened in the Layout Study.

Table 2

Happy living off the ground

15t Moor 793
2nd floor 769
ird Moor 940
4th floor 750

371. In contrast to these results Table 3 shows that those
furthest from the ground had a slightly stronger wish (o move:

Tabh: 3
Giroimndd-
Wanting bo move foor Flaors above the ground
flat | z 3 4
% o y A o et
Wanting 1o move and - :
taking steps (o do so 11 14 21 [ 20
Wanting 1o move bt not
taking steps to do so 10 4 8 10 19
Mol wanting Lo move L] e bl | 74 Bl
Totals 1040 104 100 100 1)

372, A similar pattern is found on dwelling satisfaction when it
iz broken down by height above the ground (Table 4). Dissatis-
faction with the dwelling and the wish to move do not increase
consistently with height above the ground. They are considerably
greater only at the level of four floors above the ground. 1t is
extremely difficult to attribute this difference solely to height
above the ground, as the picture is also complicated by the fact
that there were no lifis, the Aais were more exposed (o the ele-
ments, and all the flats were of the slightly less popular staircase
type—a situation which does not occur at any other level.

Tahle 4

Percemtage very satisfied with dwelling

Ground floor T3
One floor above the ground T3
Two Moors above the groumd [i%]
Three floors above the ground (3
Four fleors above the ground al
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373, There was, however, no such vanation in satisfaction with
the estate, T0-75% of those on any floor except the second being
very happy with it. On the second floor the praportion was, for
some unexplained reason, only 56%. Although actual height
above the ground made little difference to general satisfaction,
what people felt about living above ihe ground floor (regardless
of the actual floor they were on) did tie up with dwelling and estate
satisfaction,

374, All tenants living in flats off the ground were asked whether
they would prefer a ground-floor fat. Most (79500 said they
would not. the most frequent reasons given being that they felt
that at present they had more privacy, a better view and it was
quieter. Only 15% of the adult and elderly housewives living off
the ground said that they would prefer a ground-floor flat coms-
pared with halfl of the households with children. Four of these
mothers said that being on the ground Moor would make it easier
1o supervise their children, OF the minority who would prefer to
live on the ground floor two-thirds mentioned that this would
avoid the inconvenience of the stairs: as some of these did not
live im a flat with an internal staircase they must have been among
the few who regularly used the nearesi public staircase to reach
ground level instead of using the deck.

375. Of the 62 tenants living on the ground floor, only three
wantecd to move higher. One felt the view would be better, one
saidd it might be quieter and the other wanted more privacy, The
greal majority who opted to stay on the ground mainly did so
because there they were not bothered by stairs,

376. These findings at QOldham are confirmed by the Layvout Study
where higher building forms were investigaied and a more com-
prehensive enguiry made nto living off the ground. The pro-
partions unhappy living off the ground were similar to those
found at Oldham and height above the ground seemed to make
littke difference 1o housewives” opinions on any of the general
satisfaction questions. There were indications, however, that
families with children, especially the ones with children under
five, were least happy off the ground. Being happy off the ground
was very closely linked with dwelling satisfaction.

Flats or houses 7—a comparison

377, Although houses were mainly allocated to families, and flats
o aduli or elderly houscholds, there were enough exceptions to
meril an attempt to compare, on the basis of household type, the
relative attractions of houses and flats. Such an exercise could
only cover the general questions from the survey (the most
important of which were those dealing with satisfaction) as all
detailed questions affecting the design of dwellings, which in
general showed greater satisfaction with houses, were only
relevant 1o the particular plans used at S5t Mary’s and offered no
realistic comparison beiween houses and flats,

3TE. It was found from the survey that there was a tendency for
the elderly households 10 be the most satisfied. Exactly how much
of this was due to an inherent satisfaction or how much truly
reflected their feelings about their environment would have been
difficult io assess but for the faci that higher rates of satisfaction
were persistently recorded amoengst the elderly living in flais
compared to those living in houses,

379, Answers 1o questions about dwelling satisfaction, being glad
or sorry to have come to 5t Mary's, and finding the move a great
improvement, showed that adult and family houscholds recorded
very similar levels of satisfaction regardiess of where they lived.
On the other hand in each case the elderly living in flals were
much more satisfied than the elderly in houses,
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380, Answers 1o the question about wishing to move showed a
different response. Here it was the elderly and adult households
who recorded similar levels of satisfaction regardless of whether
they lived in Aats or houses while families living in flats wanted
te move slightly more than those in houses,

381, Questions aboui estate satisfaction and pride in the esiate
showed vet another variation in the answers, This time while
families showed no significant differences the adults and elderly
in flats were happier than those in houses. A greater proportion
of all houschold types in flats felt that the appearance and
cleanliness of the estate were satisfactory.

382, Tosumup the three previous paragraphs it would seem that,
laking satisfaction and estate questions only, flals were extremely
successful where the elderly were concerned and the houses much
less so. The picture was nearly equal on most points for adult and
family households the only contradiction being that more
families in flats would choose to move if they could, This probably
reflects the conflicting feelings of mothers that while the dwelling
and the estate were much appreciated, their children might benefit
from a house with a garden.

383. On most other poinis considered, flats were more satis-
factory for all those who lived in them than were the houses,
This was most marked on the various questions relating to
privacy and view. Regardless of household tvpe those in houses
were, compared to those in flats, less satisfied with their privacy,
more often wanted to be more separate from others on the
estate, felt slightly more overlooked in bedrooms, more over-
looked in living rooms {especially families) and were less enthusi-
astic about the view from their Kilchens and living rooms.

384. There was only a little difference between flats and houses
on general noise nuisance, those in houses being slightly more
worried. Again this was so for all three types of household.

385. More housewives regarded play as a general problem of
Iiving in houses—even moihers with children. On the other hand
more family households than adult or elderly said there were
things they found they couldn't do in a flat, more were unhappy
living off the ground and a greater number than other households
wanted a garden although they were no more prepared (o move
further out of town 1o get one.



5 The layout

5a Children's play

General notes

386. OF the children under 16 living on the estate 27% were under
five, 4075 were between five and ten and the remaining 33 % were
over ten vears old. This corresponds approximately to the pro-
portions of children in each age group in England and Wales as
a whole.

44 Sile plan showing children’s play areas.
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387, As the great majority of these children lived in the houses
this study can throw no light on the problems of play in deck
access schemes, or of children living off the ground.

The children who played outside and their
activities

388, Systematic observations® of children playing out on the
estate (Figure 52} over four dry and sunny days during the school
holidays in the summer of 1968, showed that 289 of all the
children were seen out which, compared with similar siudies on
other estates, was high.* Twenty-nine per cent of the under fives,
199, of the five-ten-year-olds and 13%; of the 11-15 yvear-olds
played outside on the estate. The proportion of under fives seen
out was high and a contributory factor may have been that
almiost all of them lived in houses,

389, Tweniy-three per cent of all children were observed walking
about the estaie cither alone, with friends or with an adult. They
may have been taking parl in a game or running errands, A
further 23% were observed sitting down or standing about,
sometimes alone but mainly in groups. These children were either
engaged in some imaginative game, were talking or were simply
walching other children at play.

390, For girls the only other activity which occurred frequently
was playing on the play equipment provided on the estate. Boys
on the other hand frequently indulged in running games and rid-
ing bicycles or other wheeled toys. However, bovs aged over 11
were more interested in plaving ball games than simple running
ZAMES,

Play areas

391. The arrangement of children’s play areas is shown in Figure
44 and details of the equipment in Figures 45-51. Changes in the
layout or the design of cerfain itlems have been made since the
scheme has been compleied, owing 1o complaints from tenants.
These alterations were all carried out before the appraisal and
are as follows.

392, The concrete play sculpture (Figure 47) constructed of pre-
cast pipe sections now in Area C was originally in the paved area
at the north-west corner of Area A (see Figure 45). It was moved
following repeated complaints from the tenants of the adjacent
houses that it was an eyesore right outside their front doors. As
a consequence it was re-sited in its present position where, on
account of levels and site layout, it was not readily noticeable
from the ground floor of any dwelling. It nevertheless still remains
unpopular visually with many of the adult tenants,

393, The maze (Figure 49-Area E) construcied of fagstones
found on site also received unfavourable comments from the
adult tenants of the flats overlooking it. Although some objections
were aimed at its appearance (‘A pile of dirty old fagstones’),
the main criticism from tenants was that children tended to use
it as a public convenience. However, these complainis were not so
strongly voiced as those against the concrete play sculpture and
ihe tenants agreed Lo it being left where it was for a year or so.
Since this time the tenanis have grown 1o accept it.

*  Other similar studies include observations of play on the six Layout
Study estates, an area of old housing surrounding St Mary’s, a GLC
recreation ground and a GLC estate in Paddington. All these studies
are to be used in a bulletin on children’s play.

. Eor details of methodology used see Mimstiy oF Housing AlD
Local GoverssmenT Sociological Research Section Childeen’s outfdour
activities on three mediom density estates 1968 pp 5-6 Unpublished,
but available from the Department of the Environment, 2 Marsham
Street, London SWIP JEB.

394, The circular stone seal (Figure 50-Arca F) originally
surrounded a semi-circular sand pit, Although the sand pit proved
extremely popular with the children it was expensive to maintain
—it was quickly emptied by small children from all over the estate
using toy wheelbarrows—and was a source of irritation to adult
tenants because the sand was being spread over a fairly wide area
of the surroundings.

395, The final change in play equipment was to the paddling pool,
Owing to difficulties in keeping the water clean (children sliding
down ithe adjacent grassed banks dislodged el straight into the
pool) and free from wind-blown rubbish, the pool is only filled
on very hot days in the summer. Originally the bottom of the pool
was of granite setts but this has now been rendered smooth with a
concrete skim to facilitate cleaning. Previously small sharp
ohjects between the setts were overlooked during cleaning and not
noticed until too late by children paddling.

396. Areas that were designed primarily for children's play
accounted for 1825 of all play observations which, in proportion
to the area involved, meant that they were used more intensively
than any other area. This percentage is as high as on the best
equipped estate (in terms of type and amount of equipment)
siudied by the Layout Study. They were found to be used almost
equally by boys and girls in each age group but the equipment
itsell was used more by girls,

397, Arcas A and B were the most popular, with 77%; of all
children on play areas being observed there. It is of interest to
note that these areas are the ones on which traditional equipment
is to be found, Area A consisting of two mounds (one of which
was surmounted by a fort with a slide), a climbing frame, two
swings and a paddling pool (see Figure 45), B on the other hand
merely having two swings at the foot of a grassed bank (Figure
46), This confirms previous findings* that conventional equip-
meni is most used by children and most enjoved.

398, Area A (referred to by children as ‘the park®) with 352
observations or 60%, of the total, was easily the most popular
play area overall and, of the equipment provided, the swings with
150 observations (167 of all observations in play areas) proved
to be the most popular. OF the others the fort and slide had 102
observations, the pool 86 and the climbing frame 85. However,
it should be pointed out that these observations were over a four-
day period and on only one of these days was the pool filled, a
day on which 60 of the pool’s 86 observations were made.
Although this day's figures are probably the result of weather
conditions and/or novelty value, it nevertheless does confirm the
Building Research Station’s findings that paddling pools are one
of the most popular types of static equipment that can be pro-
vided.!

399, Comparison of Area B (the only area beside A on which
more than a hundred observations were recorded) with the other
small play areas shows that not only is "architectural” equipment
disliked by adulis for its appearance but also it is not nearly so
popular for play as the more traditional equipment. For instance,
whergas 17% of all children in play areas were observed on the
two swings in Area B, none of the other four zones with static
equipment (Areas C to F—Figures 47 to 50) or the ball games
area (Area G Figure 51) attracted more than 6% individually or
229 altogether. The ball games area was the only place used
mainly by the older children.

Paved areas

400. Paved areas accounted for 32% of the site not covered by
buildings (Figure 48). OF this area 5%, was taken up by the back

*  See footnole to paragraph 388,
i By Researce Starwon Childres’s play ov fronsing estates 1560
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allevways between two rows of rear gardens. 1t was hoped that
these areas would be used as play areas for the under fives—being
places where small children could meet but still be under super-
vision from mothers in the houses. For this reason seli-closing
gates were fixed across the ends of these back alleys (o siop
toddlers wandering onto the roads. However, at the time child-
ren’s play observations were made it was noted that few of the
gates were actually shut and that some had been broken off their
hinges.

401, Paved areas were the most popular places (o play, with 43 %
of all children being observed there. Although popular with all
children, they were especially so for the under-fives—possibly a
reflection of parents® wishes (o have very young children near at
hand and of the children's desire to remain near o their dwelling.
Inn a similar study of play in the area adjacent (o the new estate
toddlers under five years old were found playing on doorsieps
more than any other age group.

402, While the back alleys were fairly popular with children (see
Figure 52 and paragraph 260) the open footpaths outside
dwellings, especially those at the corners of blocks, proved 1o be
even more popular gathering points,

403. Observations also showed that a scaffolding frame (Figure
33) left on a paved arca by workmen proved io be more popular
with children than any of the *architectural’ pieces of play equip-
ment provided.

Rough areas

404. On the site proper only one rough area existed—the pro-
posed public house site. However, two additional rough areas
exist adjacent to the site: a large zone to the west of Lord Street
and a smaller one which 15 a continuation of the north-west
‘extension’ to the site (see Figure 44). These additional areas were
taken into account during children’s play observations.

405, Although less than 2 % of all recorded children’s play activi-
ties took place on the public house site, in terms of the size of the
area involved it was a very intensively used play zone. Much of
the attraction of this area was undoubtedly a pile of sand which
had been lefi behind by the contractor (but see paragraph 194).

406, Litile activity was noted on the smaller of the two additional
areas, but the larger was used by older boys playing football.
This proved to be at least as popular for ball games as the special
area provided within the site, due possibly to the fact that it was
larger, and its surface of ashes may have been more suitable for
such games as football than the tarmacadam of the ball games
area, As it was not surrounded by dwellings there was no likeli-
hood of upseiting adults and therefore games could be noisier
and carefree.

Roads, pavements and parking areas

407. Roads, pavements and parking areas were not very fre-
quently used for play in relation to their total area, only 177 of
all children being observed there. This is low compared with the
34% recorded on these areas in the study done of the adjacent
old area. It should also be mentioned that many children included
in the observations were in fact not plaving but walking down
Lord Street, often with adulis, in the direction of the market and
town centre.

408. While there were groups of children who used a parking
square and a particular area of road for play during two of the
davs on which observations were made, most of the children were
observed on pavemenis. The pavements either side of Radeliffe
Strect behind the block of houses on the north-west exiension Lo

(1]

ihe site (see Figure 52) were very popular, for here children from
the new development met and playved with other children from
ihe older homes opposite.

Other areas

400, Although only 3% of all children observed were plaving in
gardens, this is probably an underestimate as not all gardens
could be abserved. A fifth of mothers with children under five,
and a tenth of those with children aged five to ten, said their
children regularly used the garden for play. However, previous
play studies (see paragraph 388) clearly show that in all cases
mothers’ replies overestimate the amount of play in gardens and
the true picture most probably lies between their opinions and
the observation figures, Low garden use for play was also
recorded by surveys carried out by the Building Research
Station® and on Layout Study estates with comparable play
provision,

410, Grassed areas accounted for 9% of all observations but in
proportion to the area invalved were no more intensively used
than the planted areas on which less than 1% of children were
seen plaving.

Difficulties mothers had with play

411, Just over a quarter of mothers with children under five said
that they worried when their children played outside the dwelling
because of the possibility of accidenis on play equipment, and the
danger from traffic. This last worry seemed to be out of all
proportion to the amount of play on roads (see paragraph 407).
Asked whether they had ever temporarily lost a child on the
estate, a third of these mothers said that they had, but it was never
spontaneously mentioned as a problem. According to mothers,
10%; of all children under five staved indoors during fing weather,
(Layout Study (L 8)=13%-76%..0*

412, A fifth of mothers with children aged 5 to 10 also said they
had difficulties when their children plaved outside the dwelling,
though in these cases they were mainly worried that children
quarrelled or bullied one another® and that other residents
complained or told children to go away, From the replies of
mothers no child in this age group siayed indoors during fine
weather (L S=0%- 47%).

413, According to the mothers of children in the oldest age group
(11-16) leisure time for a third was spent playing on the estate
and nearly as many usually spent their time in the house, Others
visited friends or sports or youth clubs or went somewhere else
off the estate.

414, All mothers were asked about play locaiions and most of
those who said thai their children played ouiside in fine weather
said the children played on the estate and that very few went
further afield (L §=3%-28 %), Over three-quarters of all mothers
and especially those with under-five-yvear-olds zaid that their
children played within sight of the dwelling (L 5=53%.-62%.). It
seems from observation, however, that few children of any age
could have been within sight of their own dwelling for most of the
time they were playing outside. Probably this gquestion was
‘loaded’, making mothers feel they ought 1o say that their children

* Throughout this section the highest and lowest figures from the six
Layout Study estates (where most of the children were living off the
ground) are guoted for comparison.

1 Buimisc RestarcH Stamon Children’s play on howsing estares 196
ph

. Sepe also Hoome Anihea and Massie P Chifdren’s play: o stady af
needs and opporinnities Michael Joseph 1970 p 142



52 Diagrammalic representation of one
day’s observation of children's play, each
spol showing the position of a child
during hourly walk rounds.

Campare position of children with derailed
layent of Fipnre 44, On the day
observations were made the pool was
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were always in sight. In wet weather most children of all age
groups played inside, including the few who lived in flats, despite
the fact that these could take advantage of the access decks and
staircases which offered facilities for play under cover. Mothers
said that there were two major problems with inside play—the
necessity of keeping children quiet mentioned by over a quarter
(L 5=21%,-61%) and shortage of space within the dwelling
mentioned by just over a tenth (L 8 4%-51%).

415, Twenty-one per cent of mothers said that they would prefer
their children to play outside more (L 8 = 34%,-60 7). An exami-
nation of the Layouwt Stady figures tends to show that the lower
figures (like those recorded at Oldham) probably only reflect
gither a child’s own preference for staying inside or adverse
weather conditions. The higher figures on the other hand show a
definite relationship with some forms of high-rise building such
as point blocks (though not deck access) which limit the oppor-
tunities to play outside owing to the height of the child’s dwelling
ibove play areas.® This particularly affects younger children and
reflects the natural desire of their mothers, who want them to play
within sight and hearing of their dwelling,

416. Just over half the mothers at Oldham (L 5 =41 %-83 %) fel
that facilities for play on the estate were nol satisfaclory, Sug-
gestions for improvement included a grassed area for football—
mainly for the over fives; a properly enclosed playground or
park; and more equipment. A larger proporiion of moihers with
children under five mentioned these last two items and they
wanted some equipment to be specially ecarmarked for small

= See also Dansi NatTional [NsTTuTE oF BuilbinG RESEARCH
Children’s play en flafted esrares (Jeanne Morville) Copenhagen:
The Institute 1969 pp 75-76 In Danish with English summary,

53 ‘A scaffolding frame left by workmen proved to be more popular
wirth children thaer any of the “architectwral™ pleces of play
eqitiprent provided,
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children, A few mothers suggested changes in the existing equip-
ment ; either they wanted it positioned nearer their own dwellings,
or further from old people, or they wanted it made safer. Almost
all mothers with children over 11 thought there should be more
leisure provision for older children on the estate and the main
suggestion was a youth centre, Since the appraisal such a centre
has been opened adjacent (o the estate,

417. Only 17%; of all mothers considered traffic on the cstate
dangerous to their children (L 5=9%-67 %)

Difficulties of those without children

418, Mearly a quarter of these housewives complained ol being
disturbed by noise from children's play (L 5=21%-29%.) Those
i houses who had children hiving all around them were the most
affected. A quarter mentioned problems such as children playing
too near the dwelling looking in at windows, and playing the
traditional game of ringing doorbells and running away. Another
major complaint was rough boisterous play, including bicyveles
being rdden (oo fast, OF equal importance was the misuse of the
estaie—aeither wilful damage, throwing stones and rubbish about,
or using the estate as a public convenience. To the observer,
vandalism on the site seemed slight (see paragraphs 207 and 243)
and these last complaints would appear unjustified. However,
the Layout Study findings suggest that vandalism was more
frequently felt to be a problem on those estates where most
residents felt proud of their estate and this was probably due to a
greater awareness of and concern about any damage,

Play and other attitudes

419. As an indication of how highly theéy rated play as a problem
all housewives were asked whether overall they considered it “a
greal problem’, ‘rather a problem” or ‘no problem’, OF family
houscholds, a third found play a great problem and a quarter
rather 2 problem (L 5 great problem and rather a problem
560.-86%;). Just over two-fifths were not worried by play at all.
Households without children were much less worried about play;
only a quarter said it was a problem (L 5247 -56%2).

420, Difficultics concerming play for the different age groups
were found to be interrelated: thus, families who had problems
with the play of children under five frequently also experienced
difficulties with the play of their five to 11-vear-olds, There was
no relationship between the size of family and difficultics of play.

5b Traffic on the estate

Access and carriageways

421, Although at present the site is surrounded by roads there
are no through-traffic routes. Dwellings are serviged by vehicles
using the finger roads leading into the site from the east and west,
though those from the west, for reasons explained in paragraph
35, are very short.

422, Walking distances from reads 1o houses are shown in Figure
54,

413, Everybody was asked what they felt about most of the
traffic being kept out of the cenire of the estate. Just over half
thought it was a good idea and a fifth thought it gave safely for
old people and children, This opinion was held particularly by
family households. Just over a filth thought it made the estate
quicter and others thought it was all right even if it was not
directly advantageous to them. 4% thought it meant they had too
far to carry things and made other unfavourable remarks,
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424, Keeping the greater part of an estate free from traflic
inevitably means that many dwellings do not have direct road
access, This may cause problems with deliveries etc. However,
only 18% said they ever had any difficulty getting things to their
house or flat from a vehicle parked at the nearest point. Most of
these said they had experienced trouble carrying furniture long
distances or up steps; a tenth said delivery people were reluctant
to call and others mentioned difficulties in getting to and from
an ambulance.

425, Although this 187% was mainly to be found amongst fat
tenants and those whose houses faced onto the main pedestrian
routle, no pattern of complaint arose from the survey. For instance
at least three with front doors less than 9m from a carriageway
formed part of this 189,

Parking and garaging

426, Thirty-six lock-up garages, and hardstandings for a further
162 cars, were provided for residents and visitors as shown in
Figure 55. This provided for a car/dwelling relationship of 3879,

427. Apari from the main car park on the eastern side of the site,
car parking spaces were not marked out as such,

428. A survey of the old 5t Mary's carried out in 1962 found that
13%; of households owned cars. By the time the new estate was
appraised 17 %, owned cars and 2 % (10) motoreycles or scooters.”
Hardly any families owned two vehicles, Only 4 %, of the clderly
owned a car but a guarier of the remaining houscholds did so.

429, Of those interviewed at Oldham, just over a third said they
kept their car in a garage, and hall used the car parks or the
parking spaces at the end of the service roads. A few people
parked i other places. Three motoreycle owners had garages and
the rest parked elsewhere on the estate. One motoreycle was kept
in the hallway of a dwelling.

430, When parking locations were observed between 5.20 pm and
540 pm on a Saturday, the number of vehicles counted (87—
Figure 55) was equal to the 17 % car-ownership figure established
b the interviews. Most of these observed cars were in the parking
areas at the ends of the service roads and only nine were in the
large eastern car park. Mine cars were also parked in the service
ronds. Some of these may have been visitors” cars or may have
been garaged at nighi.

431. The caretaker felt very strongly about the haphazard park-
ing at the ends and along the length of the service roads. He said
that when cars were parked in the wrong places there was no easy
access in case of fire, ambulances could not turn, and children
who ran through the flats into the service roads were not seen
by moving vehicles, IF the dustmen were unable to park directly
next to the refuse chutes they would not empiy them. The care-
taker thought that the clear marking-out of parking places would
case these problems.

432, Nearly three-quarters of the car and motorcycle owners
considered that parking facilities were satisfactory. The most
frequent reasons given by the remainder for considering the
parking arrangements unsatisfactory included fear of damage and
theft: being blocked-in or prevented from parking by people off
the estate; inadequate lighting and washing facilities. These
complaints were similar 1o those made by tenants in the Layout
Study.

*  The 19%6 Sample Census gave 24%2 of local authority households
owning cars in (he South East Lancashire conurbation. Car ownership
in England and Wales as a whole was higher than this—34 % of local
authority households.
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433, Lack of garages was commented on by tenants and there is
already a waiting list for them. More garages would have over-
come some of the complaints about parking on the estate.

434. Only a tenth found the walking distance ta their parking
place too far, while the rest thought it was alright. Those with
this problem tended also to be the ones who had difficulty in
getting things delivered and with visitors” parking. However, the
majority of all tenants interviewed had visitors who came by car
and most of them were uzually able to find suitable parking
SpACEs.

be Tenants’ satisfaction with the
estate and its appearance

Tenants’ general impressions of the estate

435, Afier being asked about particular aspects of the St Mary's
estate, tenants assessed their overall satisfaction with it, in the
same way as they rated their feelings about their dwelling. 592
said they were very satisfied; 307, said they were [airly satisfied;
5% had no feclings either way and 6%, were fairly or very dis-
satisfied. These fipures compare very favourably with the results
of the Lavout Study where, overall, anly 287 were very satisfied,

436, At Oldham those in houses were less satisfied with the estale
than those in flats.

437, Two-fifths of those in houses were very satisfied with the
estate and there was little difference between families and other
households. Gccupants of some blocks of houses, especially those
to the south of the site and nearest the flats, were more satisfied
than those 1o the north. This difference is 1o be expected as the
layvoutl and density of houses in the northern half of the site is
little different from that of the old adjacent brick-built terraces
(see site plan Figure 3). As a consequence, landscaped and grassed
areas arc very small in this part of the estate compared with the
remainder, and suffer, amongst other things, from the heavy
concentration of play that takes place on them (sec Figure 56),

56 ']'h'_.l"l'u' semerld ’ﬂil‘dﬂ'u’l}'ﬂu’f areas i fhee northern uars ml"jﬁ;- sife
atiffer becanse of the heavy concenfration af children’s play.”

il

438, In flats, 705 were very satisfied with the estate but this
degree of satisfaction dropped to 53%; for the 32 families with
children in flats; as with the houses the latter percentage probably
reflects the general lower satisfaction rates of families.

439. To further assess tenants’ overall feelings about the
estate they were asked if they would feel proud to show visitors
around. Four-fifths said they would and the rest said that they
were not sure or that they would not. The difference between
those in houses and those in flats was not 5o marked as for estate
satisfaction but those in the houses to the north of the sile were
again less proud to show visitors around than the others,

440, Tenanis were asked their reasons for feeling proud of ihe
cstate. The majority said that they thought the estate was
attractive, well laid out and very mice, or made other favourable
comments, while 17% said it was an improvement on other
estates or previous houses they had lived in.

441. The reasons given by those who were not proud of the estate
included disliking the appearance of the houses and flats, and
detenoration in their appearance; dirt and untidiness; and for
those in flais ihe ‘disgraceful condition® of the public staircases.
One person suggesied that oulsiders looked down on the people
on the estate,

442, Tenants were also asked open-ended questions about their
particular likes and dislikes of the estate and how, given more
money to spend, they would improve it. Most people mentioned
more than oné aspect of the estate but the most important,
mentioned by two-fifths (459 in fats, 28% in houses), was that
the estate was nice to look at, well set out and pleasant. A further
fifth did mot mention anything in particular but made general
appreciative comments or said they liked everything. Just over a
tenth appreciated the proximity to the town centre and a tenth
(again mostly those in Nais) mentioned particularly the lawns,
trees and open spaces. A similar proportion noted the cleanliness,
tidiness and the fact that there was no smoke. Plenty of space and
equipment for children, parking facilities, no danger from traffic
and the view, were other things mentioned spontanecously by
more than one person.

443, Owver half specifically said they disliked nothing about the
estate; this rose to three-fifths for flat dwellers and dropped to
44% for those in houses. Mearly a tenth, however, (mainly
families) sugeested that there was a lack of amenmities for chuldren
and 6% complained of the noise ithe children made and the faci
that the playground was so near io dwellings. A few also men-
tioned damage done by children and teenagers. Apart from dis-
likes concerning problems with children, there were a vanety of
other sources of dissatisfaction, each mentioned by a small
number of people; fouling by pets, untidiness, parking facilities,
smells, appearance of houses, nowhere to sit out,

444, The list of desired improvements tenants would ideally make
again highlighted play as a problem. Almost a third suggested
better recreation facilities, a park, or better gardens for play.
A launderette and a social club were mentioned by a tenth and
some of the elderly said they would like seats on the estate and
an old folks® club.

Factors linked with estate satisfaction

445, The factors revealed by the questions discussed above as
important 1o estate satisfaction were emphasized again by a
correlation exercise shown in full in Appendix F,

446. On the whole the resulis of this exercise showed that those
factors most closely related to estate satisfaction on the Layout
Study and on the Oldham appraisal were similar and tended 10



confirm each other. The major exceptions were thai not being
worried by noise and adequate privacy were more important 1o
estate satisfaction at 5t Mary's than on the six Layout Study
eslales,

447, First, as was expected, other indicators of general satis-
faction correlated highly (0-4 or over) with estate satisfaction:
those who found the move 1o 5t Mary's an improvement over
their previous homes; those who were glad to have moved to St
Mary's; those who did not wani to move away; and those who
would feel proud to show visitors the estate, all tended 1o be the
people who were also satisfied with the estate. Satisfaction with
the dwelling overall or certain aspects of its design was also
correlated extremely highly with cstate satisfaction.

448. After this general group came particular aspects of the estale
—noise, attractiveness, play and privacy being the Tour most
important in descending order. Housewives who found noise a
nuisance and play a problem tended also 1o be dissatisfied with
the estate. *Attractiveness’ covered a group of four variables
which influenced people’s findings on satisfaction with the estate
—the correlation with attractiveness was highest but the clean-
liness of the estate, the view from the kitchen and lhiving room
windows, and the proximity of those windows to the footpath
were also important. The high correlation with privacy was backed
up by only slightly lower values on overlooking in the living
room and bedroom and by opinions on being more separated
from others on the estate.

449, Mext in order to these variables came a group of ‘social
contact’ variables. Housewives who were “nervous’, lonely, and
visited friends less since they moved tended also to be those who
were dissatisfied with the estate.

450, On the other hand the length of time tenants had spent at
their former address, whether a garden was available before, age
of housewife, present costs incurred, and whether the rent was
regarded as reasonable, also correlated with estate satisfaction
but the correlation tended to be very low. Problems with drying
washing, geiting deliveries io the house, and disposing of réfuse
were associated with esiate dissatisfaction but for families only
and at a low level,

451. Some variables which might have been expected to correlate
with estate satisfaction did not. For instance people were equally
satisfied with the estate whether they had previously been council
ot other tenants or owner-occupicers. 50 were they whether or not
St Mary's had been their first choice of estate and regardless of
the distance away that they used to live. Knowing present neigh-
bours before the move and having close relatives on the estate
made little difference 1o estate satisfaction. Nor did the floor level
at which those in flats lived. Other things which had no bearing
on estate satisfactionwere: tenants’ feelings about theirold home,
the number of technical problems they had encountered in their
dwellings, feelings about gardens or balconies, and parking
problems,

The appearance of the estate

452 Of the four factors most closely related to satisfaction with
the estale, three—noise, privacy and play—have been discussed
elsewhere, so only appearance need be dealt with here,

453, Plans and photographs of the estate give some idea of the
visual impact of the site. In particular the white cladding and
fairly large green areas contrasted sharply with the immediate
surroundings scheduled for redevelopment.

454, The Parks and Cemeteries Department of Oldham Corpora-
lion are responsible for the maintenance of the landscaping.

Throughout the summer they cut the grass almost weekly and
replace the planting during the winter months. The winter before
the appraisal they had replaced 300 shrubs and about a dozen
troes.

455, The cleaning of the streets and public walkways on the
estate are the responsibility of the Public Cleansing Department.
Some parts of the decks and the fronts of many of the houses are
swepd by tenants as required by the conditions of tenancy. The
caretaker has overall responsibility for the tidiness of the estale
and also looks after the refuse chutes, staircases and those parls
of the decks which tenants do not clean.

456, Three-quarters of the Oldham tenants thoughi the overall
appearance of the estate attractive. Nearly a fifth had no feelings
cither way and the rest (897) thought it unattractive, OFf these,
24 lived in houses, generally 1o the north of the sile, and eight in
flats.

457, Asked what they thought about the way the paving had
been laid out and the éstate planted with trees and grass, over
half thought it was very nice and ‘artistic’. Nearly a third liked
it very much but had reservations such as disliking the cobbles
and paving or said it was very nice as long as the children didn’t
spoil il Others liked the landscaping even though they didn't live
near (o any, A few people suggesied there should be more play
facilities and somewhere to sit out but only two people didn’t
like the landscaping at all. Again, people living in flats (68%)
more frequently gave ungualified favourable replies than those
living in houses (43 %)),

458. With regard to the cleanliness of the estate, a much larger
proportion of favourable opinions was received from people
living in flats (87 %) compared with just over half from people
living in houses. A quarter of the total sample, on the other hand,
considered that the standard of estate cleanliness was unsatis-
factory.
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6 The social aspects of
moving to a new house
and of living on the estate

General background

459, When clearance staried on the whole area of redevelopment
covered by Max Lock and Partners’ proposals, it was obviously
impossible to rehouse within the same overall area those tenants
affected by the first phase of demolition, although three-quarters
would have liked to stay, The majority of these tenants therefore
moved to council houses on estates further out from the centre
of Oldham, When subsequently interviewed? these households,
though greatly appreciating their new homes because of their
*healthiness’, quiet and pleasant outlook, nevertheless missed the
convenience of being close to the town centre, especially the
shops.

460, Once development of this first phase had been completed it
became possible to offer an alternative to residents affected by the
later phases of demolition, either to move into the new dwellings
close 1o their existing homes or else o move 1o council cslates
further out from the iown cenire. OF those given this choice
nearly all chose to move onto the new 5t Mary's estate,

46l1. It was thercfore possible to compare the attitudes of thoss
alfected by the first demolition area (who had to move (o an
unfamiliar environment away from the amenitics of the town
centre) with the attitudes of tenants who had been able to stay in
a familiar and very convenient area,

Original feelings about the move

462, As in Maoving ouf of a slenr® this appraisal showed that there
had been a certain amount of reluctance to leave their former
dwellings by those now rehoused at St Mary’s. Of those rehoused
on this new estate the least happy to move were those who had
formerly been owner-occupiers in the areas affected by the slum
clearance programme and those displaced by road improvement
schemes. Just over half of these had not wanted o move com-
pared Lo under a fifth of those who had formerly lived in rented
accommodation within the slum clearance area.

463. The elderly and those with previous dwellings in good or
fairly good condition had been slightly more reluctant (o move
than other households.

464, Altogether 607% of housewives said that when they first
heard about moving they had wanied to go and gave as their
reason the need for a better or more suitable house. A quarter
had not wanted 1o move, saving that they had owned their previ-
ous home, that they had had a nice house, were happy there or
had lived there a long time, A few mentioned the difference in
rent. The rest had had mixed feclings aboul the move as they
knew they would have to pay more rent and would never own
their next house.

4635, Almost a third of those who moved from slum clearance or
road improvement arcas said they had expected to get some
compensation and all but 7% had done s0. However, nearly hall
were dissatisfied with the amount received-—a similar proportion
1o that recorded in Moving onit of a sl *

P MHLG Design Bulletin 20 Maoving ont of a sl 1970
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Feelings about the move after it had taken place

466, After the move nearly three-quarters of the residents said
that the move was a greal improvement and that they were glad
they now lived in the new St Mary's, a fifth had mixed feelings,
and 7% regretted it. The elderly were somewhat more pleased
than other houscholds even though they had been the most
reluctant to move from their previous dwellings. OF the few who
regreited if, most had not wanted to move in the first place.

467, Although the daia are not strictly comparable it seems that a
greater proporiion of those coming o the new 5t Mary's were
happy with the move than of those moving from demolition areas
to periphery estates documented in Moving onr of a slhum—d44%;
of whom said they would prefer to be back in their old area. For
the majority of tenants, the new St Mary's had been their first
choice of estate. (Tenants from the first demolition area were
given no option 1o stay in the vicinity and fewer—60 % —were
allocated their first choice of estate.) Over half chose to come
to St Mary's because 1t was near the market and the town centre,
a feature greaily missed by those who were moved o outlying
estaies. Oiher reasons for choosing 5t Mary's included familiarity
with the neighbourhood, nearness to relatives or work, and liking
the dwellings.

468, OF those who did not come from the demolition area and had
not lived in the area before, half said they kmew it well and
nearly two-thirds said that there was nothing they missed that
they had had in their previous locality. Some mentioned that
they missed guietness and countryside, friends and neighbours,
their garden or familiar local shops. Bul even these people
mentioned compensations like the convenience of being close Lo
the town centre, the play facilities on the cstate, the open views,
or particular points about their new house or flat.

469, Tt was almost certainly the location or familiarity of St
Mary's estate that meant so much to the people living there and
was missed by those who had had to move to outlying estates,
Satisfaction with the dwelling (and its immediate surroundings)
was almost identical in the two surveys indicating that there was
little intrinsic criticism of any of the outlying estates.

Social dislocation due to the move

470, It was expected that the move would cause considerable
social dislocation, though less than the earlier move from St
Mary’s to new estates around Oldham. In order to get an idea
of its impact on tenanis’ lives, questions were asked about
changes in participation in social activities such as clubs and
pubs, work and school, shopping and travel.

471. Inonly three households, involving two of the husbands and
one of the wives had the move meant a change of job. In 1573 of
households, however, someone had started working since the
move. Half of these were children taking up first jobs on leaving
school and half were housewives who said they started work

i The complex question of compensation is covered Tully in MHLG
Design Bulletin 200 Moving ouf of a slox 1970 pp 11-13
1 MHLG Design Bulletin 20 Moving outf of o slum 1970 p 16



because they needed the money—in some cases presumably to
meet increased housing costs, Altogether a third of the wives
worked full or part time.

472, In a third (32) of the households with children of school age
the move involved a change of school. This may not have been
entirely due 1o the move because many mothers chose to send
their children to a newly completed school adjacent to the site.
Cnly three said that they did not like the school their children
had changed to.

473, The main difference in shopping patterns was that more
people—mainly those newly moving into ihe area—used the
market and town céntre more frequently. On the whole this was
regarded as a favourable change, Housewives liked the shopping
facilities offered by the market, they thought it was cheaper, more
convenient and had a wider variety of goods.

474, Visits to cinemas, bingo, pubs, social clubs, and churches,
were asked about but there was no major change in attendance
at these social actvities. Over half said they had not changed
their social life at all because of the move; many of these said they
did not go out much anyway. Few had stopped atiending social
activities: 6% had stopped going to church and figures for other
places were even less than this. However, a handful of other
people had started going out; for example 6% said that since they
had moved they had started going to the cinema. Some people
had had to change their activities on moving: 17 % had changed
their regular pub, 9%, went (o a different church, and 7% had
joined a different social club.

475, Of those who had originally hived on the site and had moved
1o estates further out from the town cenire, probably about the
same number had aliered their social life. However, mosi said
they went out less ofien than before, possibly because of longer
distances to travel and restricted opportunities for similar activi-
ties on outlying estates.

476, Most of the housewives on the new 5t Mary's, especially
those who had previously lived in the area, said that they had
known at least a few of their neighbours before they had moved
to the new estate. A third also said they had close relatives living
on the esiate.

477, Most housewives saw their close relatives aboul as fre-
quently as before the move, 16%, saw them more and a similar
number saw them less often. Since moving 907 of all housewives
had got 1o know at least a few of their new neighbours including a
third who had got to know a lot or guite a lot. A tenth said they
had got to know no one. This is consistent with all the estates
in the Layout Study and is likely to be a personality factor rather
than a symptom of physical isolation, as those people who said
they knew no one were not necessarily living alone,

478, Mearly half the housewives said they had the same number of
people to talk to before and afier the move; a quarter had more
and just over a quarier had less. Having more people 1o talk to
was linked with general satisfaction and these figures give a more
favourable picture than was obtained from those who had moved
to estates further out from the town centre, over half of whom
said that they now had fewer people to talk to.

The cost of moving and living in the new home

479, 1t was established in Moving out of a slun® that the expendi-
ture brought about by the actual move from one dwelling to
another (i.c. hire of removal van, new furnishings elc.) caused
little hardship.

480, For most people interviewed in this appraisal the greatest
rise in cost since moving was the combined rent and heating bill,
for although nearly a quarier said that this housing cost had
decreased a little, two-fifths said it had increased by up 1o £1 a
week and just over a third said it had increased by more than this.

481, A number of tenants had previously no rent 1o pay, being
owner-occupicers with a paid-up mortgage, and most of the others
had previously paid less than £1 a week for rent (see paragraph
635). Previously their rates had also been light but expendimure on
fuel for heating had been fairly heavy. Figure 37 shows tenants®
own estimates of their previous average weekly ouigoings for
rent, rates and heating throughout the year. It should be pointed
out that 197 of those interviewed gave no information on their
Previous expenses,

Weekly costs Percentage of lanants

Up to £148 [ ] 10:T%

E1-5010 £169 [— 1 17:6%
£200t0 £249 [ ] 18-9%
£250 0 £2:60 L ] 19-3%
£300tc£349 L ] 15-4%

F o SLT PO o 11 T e—
fa00andover 1 989

57 Previous average weckly oulgoings

482, Figure 58 shows tenants’ average weekly outgoings for rent,
rates, hot water and heating throughout the year on the new
estate. It can be seen that only a third of the enants were spend-
ing £3 or less a week on housing costs at the time of the appraisal
where previously it had been two-thirds. Furthermore, two-fifths
on the new estale were spending between £3 and £4, and a
quarter more than this. These were people in the larger houses
whose rent and rates alone were over £4 a week,

Weakly costs Percentage of tenants

Up to £2.45 L ] 1-1%

250w E299 L — 24T
£3moE34o [ ] 17-B%

L350 i EXAD | ] 22-8%
E4-00and over L ] 234

Ef  Awverage weekly oulgoings on new estate

483. For four-fifths of the sample it was possible to estimate
what proportion of the husband and wife’s joint income was
spent on new housing costs—rents, rates, hot water and heating.
From figures supplied by tenants nearly a quarter spent under
15 : two-fifths spent between 15 %, and 25%.; and the remainder,
mainly elderly, spent between a quarter and a third of their
income; it is dilficult to be accurate on this point as the figures
are complicated by the fact that a great number of the elderly did
not include supplementary benefit in their total income. It is
known, however, that two-thirds of all elderly tenants received
supplementary benefit for the rent and a third also received it for
the heating. For most of these old people it was either the first
time they had received benefit or else it represented a substantial
increase in the amount they had formerly received.
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484, Although half of those intérviewed thought their outgoings
were high, only a tenth admitted they had difficulties in meeting
them.

483, For three-fifths of the households the move did not mean
any extra expenditure on fares to work or school and these items
cost less for a quarter, Nearly halfl said their daily journeys were
easier than before the move, On this poini the advantages of a
central location and being rehoused in one's immediate area ane
clearly shown, Of those moved to the estates further from the
town centre nearly two-thirds had to face extra transport costs
and 1o some housewives this was a great worry.

The desire to stay on St Mary's or to move away

486, Seventy per cent of all howsewives said they would not
choose to move il they could, 2% were undecided and 27 % (107)
said that they would., This is far less than was found on the
Lavout Study’s four London estates where from 50% 1o 679
said they wanted to move, but more akin to its two Sheffield
estates,

487, Al Oldham, families with children were more eager Lo move
{3670 than either adult (28%) or elderly (18%) households.
While this wish did not differ greatly for adult households,
whether living in houses or flats, it did differ for families (58 % in
flats and 347, in houses who were eager to move) and the elderly
(15%; in flats and 399 in houses).

488. Those who wanted 1o move gave many reasons for it:
dislike of particular points in the dwelling (mentioned by 25);
the noisiness of the estate (15); rents too high (11); and wanting
to buy their own home (12). Less popular reasons given for
wanting to move also centred around dizlike of the estate or
dwelling; eight said they didn’t like the estate or the people or
else would have preferred to live on another estate; seven in
upper-floor flats wanted to be on the ground floor; five wanted
maore privacy, three disliked the view and two felt they were oo
near to relatives. However, only 8% said they had actually done
anything about trying to move.,












Appendix B

The erection sequence of 126 Jespersen.

Following the casting of an in siie concrete ground floor slab, packages
conlaining such ilems as compleie dwelling sets of doors, partitions,
flooning etc. were lowered into pre-arranged positions on the floor A.
Erection of the structure proper started with the lowering into
pasition of the precast concrete units B to form structural walls.
These were lowered by means of bolts cast into the unit C which
eventually formed the location points for the wall above D. In the
case of ground foors, dummy bolis were cast into the i sine slab.
Each wall, which was erected from the centre of the dwelling
outwards to minimise the degree of error, was temporarily held
upright by means of floor fixed supporis E. After the compleie wall
had been plumbed (and mdmvidual wall unis clamped together F)

a dry mortar packing was placed under the walls and the locating
bolts slackened off.

Omnce a number of walls had been erected the precast concreie

units G were lowered into position to form the structural Aoor.
When a rCLIlIiII_‘LI ATER of Moor ||,'|1.| |!:-¢..-1;|'| L'|id, r—,:illl'u:1r|;;:||:|.-l,'nl ;Lﬂd wall
prop anchor dowels were positioned, hollow cores blocked out and
wall levelling bolts checked for alignment. Viertical wall and
horizontal floor joints were then cast i siry, and cladding units H
lowered, positioned and fixed

Finally, after a period of time, wall clamps and prop supports were
removed and work started on the ﬁllin_g-uul ol the interior of the
dwelling.

This sequence was followed for sections of a block of dwellings. until
the entire block had been completed.
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Appendix

Cc

Area of dwellings compared to 1970 mandalory requircmenis
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Appendix D

Correlations

A correlation (or *r’ value) is a measure of the association
beiween iwo characieristics or factors. [is reliability is largely
dependent on sample size (n). Where there is no relationship the
r* value will be 0-00. In a perfect relationship it will be 1-00.
The higher the correlation is, and the nearer to 1-00, the closer the
association. In this field of work where there is an interplay of a
multitude of variables an *r’ value of -50 or over is considered
as very high and one of <30 or more as high. No *r’ value is dis-
cussed as meaningful in this bulletin unless it 15 significant at
the 01 level. This means that there 1s only a one in a hundred
possibility that the result iz chance, and if the same gquestions
were put to a new sample the r’ value obtained would maost
probably only vary within certain restricted limits. The fact that
it may vary within a given range means, for a sample of the
Oldham size, that the exact rank order of *r" values may nol be
repeated. For this reason the text does noi treat variables
individually more than necessary.

Corrélations do not give direction of causation but only the
strength of the relationship. For instance we can atl present only
make the commonsense assumplion that problems with play and
parking lead 1o overall dissatisfaction with the estate rather than
ViCe-Versa,

Mot all questions are suilable for the correlation technigue but
only those which can be answered by a simple alternative (Yes—
Mo) or which can be scaled {age, income, satisfaciion ratings,
number of children etc.). Estate and dwelling satisfaction were
correlated with 144 such variables from the Oldham questionnaire
for the whole sample, then for families in houses, and adult and
elderly in flats separately.

The tables setting out the correlations have been phrased as
follows: ‘housewives who were satisfied with their dwelling
tended also to be satisfied with their estate’ ete. In each case the
obverse also holds so0 that housewives who were dissatisfied with
their dwelling tended also 1o be dissatisfied with their estate.

A similar exercise was done on the Layout Stedy,

74



Appendix E

Factors relating to dwelling satisfaction

Correlation coellicient
Familics
All in
houses
Sample size (n) excepl where specifically stated 103 &0
Housewives who were salisfied with their dwelling sended fo:
1 be glad 1o have moved to S5t Mary’s -55 45
2 be satisfied with the estate -53 5
3 have no desire to move - 33
4 be satisfied with their kKitchen f 45 40
5 have found moving was 2 great improvement 45 B
6 be proud to show the estate 1o visitors 4 -38
7 feel that the esiale was atiractive 39 25
g not find noise a greal nuisance ‘33 -39
9 not find the kitchen too small i (=19}
10 have no criticisms of the main bedroom 30 29
11 feel there was enough privacy .29 -4l
12 not dislike the kitchen overlooking the footpath -29 (-25)
{n = 266)
13  be satisfied with the provision of cupboard space 29 {-18)
14 visit friends more frequently since moving g 5]
15 like the arrangement of a large living room and small kitchen a7 (-15)
(=363}
16 not feel lonely very often 26 =30
17 not be ‘nervous’ 26 37
12 have no problems with heating 20 -1
19 find the kitchen convenicnt -25 {15}
20 npot find the kiichen too big 25 {03}
21 consider the rent reasonable 24 (17}
22 ot feel overlooked in the living room 24 (-22)
23 have no difficulty getting rid of cooking smells 24 {-23)
24 have no trouble geiting rid of sieam in the Kitchen 24 {-15)
25 ot prefer a separate dining room 4 i-16)
26 not prefer to be more separate from other people 2l (21}
27 not find drying washing a problem 21 {-21)
28 like the view from the living room 21 (05}
29  have no trouble with condensation -2 {07}
30 find more people to talk to since moving ‘19 (-1
{n=353) (n=8%)
31 like the view from the kitchen window 19 (10}
(ne=153) (1= 88)
12  wisit friends more or as frequently as before the move -19 ‘28
13 be satisfied with the refuse sacks ‘18 (-13)
{n=217})
34 feel overlooked in the bedroom ‘18 {11}
35 think the housing office a good idea =17 (-13)
36 be satisfied with the lighting on the estate [ -39
37 be satisfied with the cleanliness of ihe cstate =16 (-07)
In adefirion che following were intportant fo families in honses only:
1 not find it was too far to carry things from their home 1o the car (04} 45
(n=T5) (s 20}
2 ot have lived far from St Mary's before moving (1) 37
{r1 == 369)
3 mot find the garden too small - -35
4 mpot previously have had the use of a garden or yard {-13) _'lﬂ i
The following were fmportant to adult and elderly households in flats only:
1 not want to live further out = =
2 have enough daylight in the kitchen (:15) (02}
3 not have requested a move {-15) {-13)
4 have got to know a lot of people since moving (*13) (-12)
5  have fewer people in the household — -
6 not be disturbed by children's play — =
7 have no other problems with children’s play == =
Mote

All ** values given for the total sample (393) are significant at the 01 level. :
Those not significant are in brackets. A dash (—) denotes that this variable was not applicable.

Adults and

elderly
in flais

218

57
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i3
47
b
42
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a8
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38
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3
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(-16)
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=33
(17
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(10
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Appendix F

Factors relating to estate satistaction

Correlation coefficient
Families Adulis and
All in elderly
houses in flats
Sample size (n) except where specifically stated a3 # 28
Housewives who were satisfied wich their estate tended ro;
1 be proud to show the estate 1o visitors -56 58 .50
2 be satisfied with their dwellings 53 4 0
3 noi find nokse a greal nuisance 52 50 -55
4 feel that the estate was attractive =50 <52 -45
5 be glad they had moved 10 51 Mary’s i 43 -5
i have no desire 1o move 42 «40 4R
T have found moving was a great improvement 40 40 -52
8 not find children’s play a problem -4l -3l -39
9 not to dislike the kitchen overlooking the lootpath 39 4 43
in = 264) (me=121})
10 feel there was enough privacy -38 (-26) 51
11  not prefer to be more separate from other people 36 -29 -
12 be satisfied with the cleanliness of the estate 35 =31 34
13 noi be "nervous’ =32 -18 {-25)
14 no feel overlooked in their living room =32 (-23) 28
15 like the view from their kitchen window -30 (-24) 23
{n=353) {n =58} {n=182)
16 like the view from their living room 30 (-07) (*24)
17 feel overlooked in the bedroom ) *35 (:12)
18  mnot prefer a separate dining room 27 27 27
19 not feel lonely very often 27 =45 {-146)
M be satisfied with their kitchen 24 -3 -35
21 have no trouble getting nid of steam in the Kitchen 24 33 {-16)
21 have fewer people in the household 24 (-22) (k)
23  have lower current costs 24 (1% {0}
24 have no trouble with condensation 23 1% 22
25 be satisfied with the rubbish bags 22 (13 2%
(n=21T) {n=6T)
26 find the kitchen convenient 21 30 <29
27 like the arrangement of a large living room and small kitchen 21 {-12) 24
28 not hear nodses from outside X {-11) {-15)
29 wisit friends more Mrequently since moving 20 (-21) =21
0 find more people to talk o since moving 19 {200 27
31 beolder -18 {-16) -
32  have no criticisms of the main bedroom ‘18 (-19) 24
33 not previously have had the use of a garden or vard 18 (-22) {14}
14  have no difficulty getting rid of cooking smells 17 {-15) 30
35 beclderly 17 — 17y
35 consider the rent reasonable 17 (-15) 20
17 have lived longer at previous address 16 (-16) (-15)
38  be nearcr the ground 16 — {01}
The following were also impartame to families in kouses omly:
I express no preference for living Further out — 40 ==
(n=30)
2 not find drying washing a problem (-13) 32 (-06)
3 like the bathroom fittings (-13) -28 {-16)
4 have no criticisms of bedroom 2 {-13) 27 {19
5 have no trouble in having items delivered 1o the house (-07) =27 (-07)
The following were alsa imporiant to adult and elderly howseholds in flats anly:
1 have no other problems of children's play — —_ L
2 e satisfied with the provision of cupboard space {-14) (=15) 29
3 not dislike the public steps — - N

Motes
All °r” values given for the total sample (393) are significant af the 01 level,
Those not significant are in brackets. A dash (—) denoles that this varinble was not applicable.
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Department of the Environment

Design Bulletins

Design Bulletins give information and advice on current housing
problems. Some provide data on specific aspects, oihers describe
the results of development projects. All are illustrated and some
contain a specially selected bibliography.,

The numbers and titles of bulleting currently available are given
below together with a brief note on their contents.

Az from November 1970, the Depaviment of the Environment
assumed the previons functions of the Minisiry af Housing amd
Local Government in relation 1o these publications.

Bulletins are Crown copyright and are published by Her Majesty’s
Stationery Office. Prices given are net.

| SOME ASPECTS OF DESIGMING FOR OLD PEOPLE:
{metric edition), 1968, 15p.
Primarily written for those concerned with the detailed design
of accommodation for old people. The original information
has been converted into metric terms and measure,

2 GROUPED FLATLETS FOR OLD PEOPLE: & seciological
srnely: (metric edition), 1968, 374p.
Report of a survey undertaken to provide background
sociological material for flatlels project at  Stevenage
described in Bulletin 11, The information has been converted
into metric terms and measure.

3 SERVICE CORES IN HIGH FLATS:
A series of bulletins dealing with engineering services in
blocks of ten or more storeys.
Part | Saritary plumbing: 1962, out of print.
2 The sefection and planning of passenger fifis: 1962,
reprinted 1967, Tip.
3 Mechanical vemiilation of inner rooms: 1963, 124p.
415 GPO relephones| Aerial insiallations: 1964, 6p.
6 Cold water services: 1965, 30p.
T Proteciion against lgheming: 1967, 121p.

4 sWIMMING PoOOLS; 1962, reprinted 1963, 121p.
A puide outlining design requirements and technical data.
{See also Bulletin 9.)

S LANDSCAPING FOR FLATS: (second edition), 1967, 421p.
A puide to the treatment of ground space in high density
housing estates.

fh SPACE IN THE HOME: (metric edition), 1968, 25p.
Hustrates space and furniture requirements for different
activities in the home.

7 HOUSING COST YARDSTICK: for schemes at medivm and
high densivies, 1963, 121p.
The original cost yardstick publication. The yardstick in this
bulletin is now superseded, but the background information
still holds good.
Caost vardstick information is mow givenr in DOE Circulars
olainable from HM SO,

£ DIMENSIONS AND COMPONENTS FOR HOUSING: Wil
special reference to indusirialised building, 1963, reprinted
1964, 374p.
Recommends preferred dimensions for housing with special

10

reference to industrialised building. This bulletin will remain
valid for buildings in foot-inch dimensions.
(See also Bulletin 16.)

SWIMMING BATH COSTS: with some motes on design, 1965,
13ip.

This bulletin, together with Bulletin 4, gives data for the
design of either covered or open-air baths.

CARS IN HOUSING 1: some medivm densicy favonts, 1966,
reprinted 1967, 62 4p.

Describes alternative ways of achieving vehicularpedestrian
separation and illustrates typical medium density layouts.
(See also Bulletin 12.)

OLD PEOPLE'S FLATLETS AT STEVENAGE: an accouny of
the project with an appraizal, 1966, 40p.

The first bulletin dealing with a development project designed
by the Ministry’s Research and Development Group. It
contains an illustrated account of the design and construc-
tional aspects and gives an appraisal of the scheme in use.
(See also Bulleting 1 and 2.)

CARS IN HOUsING 2: F Dimensions: I Multi-sterey parking
garages (metric edition), 1971, 30p.

Gives detailed design data for the parking and garaging of
cars in residential areas. The first section gives data for cars,
garages, forecouris and parking bays., The second section is
devoted to multi-storéy garages for housing estates.

(See also Bulletin 10.)

SAFETY IN THE HOME: (metric edition), 1970, 30p.

Deescribes safety requirements for both house planning and
detailed design. The material is separately grouped under
activities and elemenis and a check list is given. It does noi
deal with means of escape from fire. In this edition values are
given in 5.1 units, amendments made to meet requirements
of new legislation, and recent research findings incorporated.

HOUSE PLANNING: @ guide fo nver meeds with a check lise,
1968, 424p.

For use in the preparation of house plans, and also of value
to all concerned in the preparation of the design brief, i.e.
private developers, housing managers and housing com-
mittees,

FAMILY HOUSES AT WEST HAM: an accomit of the project
with an apprafsal, 1969, £1-00,

Contains an illustrated account of the development and
appraisal of a project undertaken to gain practical experience
in applying the recommendations of the Parker Morris
Repori. The project was designed by the Ministry's Rescarch
and Development Group.

CO-ORDINATION OF COMPONENTS IN HOUSING: Meiric
dimensional framework, 1968, 30p,

Thiz bulletin is one of a series on dimensions and com-
ponents for housing, Writlen in metric terms, it discusses the
objectives of dimensional co-ordination and describes the
metric dimensional framework with the help of diagrams and
tables. The application of the framework 1o a range of plan
ivpes is also demonstrated,

)
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THE FAMILY AT HOME: & sty of honseholds fn Sheffield,
1970, 374p.

The first bulletin in a series dealing with a development
project at Sheffield designed by the Ministry’s Research and
Development Group. It reports on the preliminary social
study, summarises the data collected, and sets oul the
implications for the design bricf. (5ce also Bulletin 18.)

DEVELOPING A LOW-RISE HOUSING SYSTEM:
—the SM system and iis developnent

— e pitor project aif Sheffield, 1970, 50p.

The second bulletin in a series dealing with a development
project at Sheffield designed by the Ministry’s Research and
Development Group. Sets out the purpose of the project, the
evolution of the design, the development of the 5M in-
dustrialised building system, and the cost planning technigues
adopted. (See also Bulletin 17.)

LIVING IN A SLUM: @ stwdy of 86 Mary's, Ofdiam, 1970
35p.

The first bolletin in a series dealing with a development
project at Oldham designed by the Ministry’s Rescarch and
Development Group. Gives an account of the preliminary
study in the investigation of the social problems involved in
the redevelopment of a slum area. (5ee also Bulletins 20 and
2.}

MOVING OUT OF A SLUM: @ sty of people moving from
St. Mary's, Ofdfam, 1970, 50p,

The second bulletin in a series dealing with a development
project at Oldham designed by the Ministry's Kesearch and
Development Group. An account of a study which explores
the experiences and attitudes of houscholds displaced during
the redevelopment of a slum area. (See also Bulletins 19 and
21.)

FAMILIES LIVIMG AT HIGH DEMNSITY: a study of extates in
Leeds, Liverpool and London, 1970, 60p,

The third bulletin in a series of four dealing with a develop-
ment project al Oldham by the Ministry’s Research and
Development Group. It is the last of three pre-desizgn social
studies and gives an account of the attitudes of families with
children under 16 living on three estates at densitics of 109,
130 and 140 persons per acre, {See also Bulletins 19 and 20.)

Priied in Scotland by Her Majesty’s Scationery Office Press, Edinburgh
Dl 300580 K72 11771 (85510
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