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SUHMARY

This dissertation does not approach the study
of housing in a conventional manner, It attempts to
synthesise the variocus aspects and trends of housing
development, in a study of changing spatial and temporal
relationships betuween settlements. Ths distinct settlement
gystems in the area are undergoing change against a back-
ground of economic difficulty and readjustmsnt. The economic
problems and the nineteenth century industrial heritage
have resulted in modern processes cf development which are
producing distinctive patterns. These patterns are examined
in the light of current investigations elsewhere in Europe
and North Amsrica.
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CHAPTER I T f1HODUCT ION

The Scopeof the Study

This study renresents an investigation into wvarious aspects
of post-war housing develosment in the Coalfield area of County
Durham, 1t involves a consideration of patterns and trends over
space and tame  Aspects of the suiply "nd demand side are covered
in an attempt to laink patterns of house building in the nublic and
private sectors, with the industry whaich brought them into being

The twenty-nine local authoriaties which comorise the Survey
Area are all =1tuated within the geographical County of Durham
First of 2l1ll there are the authorities which lie on the southern
banl s of the Niver Tyne, plus Sunderland at thie mouth of the
Raver car, and sccondly, there are the authorities which are situated
entirelywithin thecoalfield nrea, thereby excluding the tHural
Mmstricts of Sedgefield and Barnard Castle, in which only part of the
area 1s within the coalfield 4lso, 1n the case of Sedgefield, the
area 1s strongly influenced by the leesside-Darlington proup of
settlements, and this study 1s concerned orimarily with the urban
centres of [lyneside<t/earside and th~ir traibutary coal-mining districts
The total population of the Survey Area (1966) is 1,112,610, and the
populations of 1ndividual authorities range from 2,900 in the case of
Tow Law UD to 187,000 in the cise of Sunderland C B The nedian
value is 25,300

The nature of the Survey irea with its specinlised economic
history and the »nroblems of the modern period, have a number of
ramifications with rerard to the exninsion of settlement Two

settlement systems arose to satisf{y the needs of the different



industrial economies, on the one nand the network of mining
communities whaicn resulted from the »cint source exploitation of
mineral wealth, and on the o her, the riverside industrial towns
whach grew un as centres of shipouilding, allied engineering trades
and coal exporting The two existed sevarately except for the
economic bond of the coal trade Modern industrial and technological
changes have brought with them structural difficulties in both
economies In both cases therc 1s also the problem created by an
unfavourable urban environment and relatively inflexible sett lemend
pattern seemingly i1ll-suited to the creation of healthy and attractaive
communities  llodern house building activity has been heavily depend-
ent upon investment by public authoraties, and in this respect regional
planning policies and povernment aid are very umportant In addation
to the 'guided" aspect of regionnl develooment which impinges on the
provision of housing, there 1s also the "spontaneous" element. This
introcuces the question of the degree of relevance of processes ina
trends detected in recent urban exnansion in more prosperous regions
However, any develooment will be conditioned by the pre-existing
settlement pattern, and 1t his been stressed(l) that, "gradients,
sectors, nd indices ot linkages we observe to-day are measurements

of current actavaities cast in 1 mould built over a long period of

time " Hence before attempting 21 detailed analysis of the housing
prograrmne, the settlement framewor! which existed in 1946, 1s considered
Thas 1s followed by an examin=tion of the planning proposals and
recommcndations made 2t the end of the Second World War For the
first time the need was telt to consciousl, _uide the dastribution

of new residentiil accommodition in relation to workplaces, scrvice

centres and suilable nucleir wathin the settlement Tramework In



retrospect, therefore, 1t should be possible to examine the degree
of success of various planning policies in the housing field

The provision of housing 1s examined in terms of a graphical
analysis of housang programmes 1t local authority, district and
regional levels, and also in terms of the physical distribution on
the ground otress 1s laid upon geographical variations and trends
over time As Lmrys Jones points out(2), "At each stage (1n the
historical development of a settlement) snace relations change,
motives change, values change the entire geographical circumstance
changes" The situation within the Survey Area 1s also related to
the nationalpicture, and the position during the inter-war year,
1919-1939, 1 period of exactly the same length as that under
consideration (1946-1966)

The pattern of residential expansion within a regional network
of settlements is rarely examined in conjunction with the industry
responsible for its physical construction, tiough the two have been
linked 1in the historical perspectaives of townscapes undertaken by
Nyos and Beresford(3) Within the Survey Area, and the North-East
region as 11 whole, the nature of the construction industry 1s exanined
in terms of 1ts organisation, the scale of employment, the areas and
fields of operations of firms, and changes witnessed over time  There
1s also an attempt to consider the relationshap between direct labour
council building and contract building by pravate firms for local
authorities, and the effect of this on the nature of private
speculative building

In the field of house building not 21l the interrelated aspects
could be followed up, due to certain nroblems in obtaining informatioa

This apslied particularly to data on land values and land sales, but



also 1n certain cases, to information collected from individual
authoraties on the detailed planning anplication background, and
asnects of private bouse building In =uch cases, detailed case
studies were undertaken where data was available and then the
general Hicture was comnleted by field investigations  In view of
the lack oL inforiation on land values, house prices were used to
provide 1insight 1into the type of private housing in different
localataes Private housc building, despite 1ts much smaller scale
1s able to reflect "spontaneous" aspects of development and the
free movement of that section of the population which possesses the
ability to express residential oreferences witlin th. range of
alternatives which the area nresents Researchers elsewhere have
pointed to the greatly differing mobilaty patterns and increased
socinl segregation wilch are having an irmact upon urban expansion(4)
To nrovide somec insight into certain aspects of praivate residential
developments questionnaire surveys were undertakcn in four major
areas o private building, these were linked with similar surveys
carried out within the Survcy Area(S5), and surveys of residential
migration within the North-Last In this wny the mechanism of
migration could be examined in relation to ine socio-economic
make-1up of thc families concerned, and thcir places of wort and
previous recsidence

Hence an attempt has been made to investigate various aspects
of housing development by means of a dynamic aporoach, which
emphnsises the changes in spatial relationships and urban linkages,

thereby giving an overnll impression of the structures whaich are



evolving, and the role played by housing 1n the modernisation of

the urban environment and settlement pattern Infinite links exist
between the various elements which go to make up the residential
develooment process Bearing in maind “that however much he may
1solate individual elements and deal with them singly, the geographer
must end with a totalaty of elements,"(6) it should be possible to
move from the analysis and internretation of physical patterns of
housing develonment to the formulation of a concetual model of its
role within the general process of urban expansion In this way
comparisons can be drawn with the general theories and findangs

relating to the modern expansion and processes of change 1n city

regions

Statistical Sources

In the collection of data a multitude of different sources
were tapred and a number of problens were encountered The study
relies heavily unon statistical analysis, but 1t 1s necessary to
point out that in many respects housing statistics lend themselves
best to relatively straightforward methods of analysis It was
felt that most of the more sophisticated techniques now in vogue
were not really relevant One proolem 1s that with housing statistics
of this kind an infimite number of tables can be compiled and
analysed, so that each one provides a little more information about
the total situation Therefore, 1t has been necessary to focus
attention on those tables and methods which bring out the more
relevant trends For figures relating to housing in the public
sector, variations may reflect differences in geographical

circumstances, but there 1s no direct relationship between sunply



and demand, much depends upon the initiative shown by local councils,
the i1ndivaidual personalities involved, plus a host of other
intangibles, along with the political considerations at local,
regional and national levels

The scope of the study was circumscribed i1n some »arts by
the availabilaty of information At the national level statistics
vwere available from such government departments as the Minmistry
of Housing and Lodal Government, and the Mimistry of Public Building
and "Jorks The former publishes construction figures for every
local authoraty in their "Ouaterly Housing heturns" and in "Housing
Statistics"(7) Further background inforiation was obtained from
the Census Reports(8) and from variouc other Stationary Office
publications

At the regional level data was collected from a variety of
agencles, 1including the regional offices of the Ministry of Housing
and the Ministry of ™ublic duildaing and ¢lorks in lJewcastle  Access
to surveys, reports and information on certain aspects of the
planning machinery was possible at the offices of the County Planning
Nepartment in Jurham City, and similar visits were made to the
Planning Offices in the (ounty Boroughs of Gateshead, South Shields
and Sunderland In the field of private enterprise, the degree of
co-operation varied greatly, fortunately in the case of the largest
northern building firm (W ILeech Ltd ,) the response was extremely
good, and details of their numerous housing schemes were made
available, as were figures relating to the previous place of residence
of movers into new houses It was a fortunate cocincidence th=t the
director of one of the najor firms 1n the burvey Area, Mr L G Pearson

of G M Pearson Ltd , (Hetton le Hole) wns President of the Vational



Federation of Building 1rades Employers for 1966. He was very help-
ful 1n discussing numerous asnects of the building and construction
industry in the region at sone length  In addition, at the Regional
Office of the above-mentioned orpanisation, the Director Mr H E Wwake
was able to provide details of the size distribution of firms operat-
1ng 1n the ourvey Area  Further information on nrivate building
operations was ohtained from various Building Societies and Lstate
Ageats Comparasons with the national situation with regard to
house prices was accomplished by using tables »ublished in the
Occasionnl Papers of the Co-operative Permanent Building Society
A survey of askaing prices for re-sales of post-war houses was
carried out using informrtion from the property columns of local
newspaners (see Chapter VIII)

At the local authority level a large amount of material was
obtained i1n the course of several visits to each authority In
terms of the amount of detail and usefulness of information there
were wide variations between the different authorities  For
council building i1t was often difficult to obtain information on
direct labour departments In the field of pravate building some
authorities possessed extremely detailed records of planning
apylacations, the dates of construction, type of house, location
and builder, while 1n other cases records were almost non-existent,
and so comdarable figures had to be ascertained from a combination
of aporoacies involving map evidence, field surveys and contacts with
the builders, residents, Estate Agents and anyone else concerned vath
house buildaing in that district A major problem stems from the
fact that there 1s no standard procedure for the keeping of records

and this producc. -~ variety of approaches, which depend to a large


file:///gents

extent unon the general efficiency of tne local authority, or the
departrnent, or even the individual concerned, the most accurate
figures were geaerally obtained from the Rents Offaicers Fortunately
usefTul information was usually available 1in those local authorities
where the scale of building was grentest

Ii1eld surveys were undertaken to study the housing develooments
on the ground and sunslement the figures obtained from mao evidence
and housing records Furthermore, a Questionniire Survey was carried
out 1n order to allustrate certain features of the movement of
population into modern private housing develooments, in particular
paying attention to the socio-economic groups involved, their

age structure, previous home and worlplace

The Relevance of a Study of Housing Nevelopment

Housing develonment forms 1 major element of the continuing
urbamisation process 1n a region experiencing considerable economic
difficulties 1lhrough an analysis of housing develoment 1t should
be possible to provide some insight into the mechanism whereby two
once clearly-defined settlement systems are being drawn into closer
interaction with one another

During the vwost-war years a conscious effort has been made
to guide the development of the settlement pattern, but a number
of questions need to be 1sked concerning the overall aims of the
planning policies, the extent to which these are being attained,
and the divergence which results fror unforeseen and apparently
"spontaneous" trends In north-eastern architectural circles the
i1dea of a "linear city" has been postulated, this envisages that

major urban growth ooints lie along the central axis provided by



thé A 1l-Durham Motorway and main railuny line, and that these centres
are extending towards one another to eventually link Tyneside wath
Darlangton-Teesside This sort of thinking and the 1ncreasing
interdependence between the settlement systems of the mining districts
and riverside 1industrial zones, 1indicate that settlement problems
can no longer be examined in purely local terms 'ithin County
Durham, however, in some of the greatest problem areas, there
remains a residue of population which 1s fiercely conservative and
clings to 1ts traditions and home localaty

In summary, tnis study attempts a dynamic approach to the
study of housing development in which 1t 1s examined against the
background of a declining heavy industry-based economy, also an
effort 1s made to view housing in i1ts wider role as a major

component of the modern "explosion" of the built-up area
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CHAPTER II

The Settlement Pattern in 1946

The main purpose of this thesis 1s to consider the mechanism
of housing development in the extension of the settlement pattern
over the years 1946-66 In order to do this the main features of
the Survey Area's distinctive settlement pattern must be outlaned
There exists a basic division between the port conurbations of
Tyneside-Jearside and the colliery districts whach occupy the
hinterland area, although witl tre increasing influence of the
former, there 1s a growinc fringe belt within the mining area, where
the settlements come within the conurbation influence, while remain-
1ng separate from the contiguous built-up area

Whereas the colliery dastricts experienced their greatest
transformation 1in the early railway period, the rajor industrial
developments 1n the port conurbations came after 1850, with the
rapad growth of shipbuilding and allied engineering industries
The process of mining colonisation involved a succession of phases
running one into another The residues of these are seen to=day in
the settlement make-up, different combinations o1 elements differcnt-
1ate one district from another Areas of greatest complexity are the
early mining areas in the North-l/est and lladdle- ear(l)  Individual
settlements experienced varying numbers of cycles of activity depend-
ent upon the opening or closing of pats, and few conform to the
straightforward cycle of mining develoiment running from colonisation
through maturaity to gradual decay and eventual abandonment  The
succession of 1ning cycles and the sinking of numerous, often
short-lived collieries, have combined with the dissected topography

to give a large population distributed between numerous settlements



These frequentlv form urban clusters around the major collieries,
which are connected by rihbons of terraced houses fronting the road

The nature of the settlement pattern 1s best 1llustrated by
an examination of lhree areas ~ the North-dest, the margins of
the Fast Jurham Plateau and the South-East The first area possesses
an exceptionally straggling network of settlement or the nlateau
area between the Derwent and Team Valleys (raising to 700 - 800 feet)
Factors behind this include the long history of mining, the large
number of small pits exploiting thin and shallow seams of rich coal,
and the dassected nature of the topography An equally stragpling
settlement pattern was formed in a different way along the margins
of the Tast Durham Plateau Raibbons of housing along the main roads
from Penshaw to Easington Lane weld partially nucleated settlements
into a complex chain  lLhey were erected during the latter »jart of
the 19th Century, due to the activity or speculative builders along
the tram route which ran from Penshaw through Hougnton and Hetton
to Lasington lane, with a branch to Fence House(R)

By contrast, over much of South-East Durham the mining communit-
1es are large and compact, due to their later growth aad the larger
size of the collieries Ifurton, Lasington Colliery, Shotton Colliery
and Horden are in this category, and have popalations ranging from
six Lo twelve thousand Large population concentrations also developed
in the North-West with the advent of improved deep mining techniques
Stanley, Annfield Plain and Leadgate are situated o1 the high inter-
fluves (= 700 feet) where the complete range of seams could be

exploited



Elements of the early rural settlement may be embedded in
mining settlements  The agracultural core 1is clearly apparent
in Vitton Gilbert and Great Lumley, while Jest auckland contains
a street green village A number of sizeable villages including
Ryton, Whickham and Lanchester have retained a rural asocect, despite
the acquisition of colliery extensions In other cases agricultural
and mining settlements are completely separate In the south-east
the two are close together, but the agricultural villages have
remained curiously intact, as for example with Shotton and Shotton
Colliery Easington and Easington Colliery

For developments of the mining era, the paramount consideration
1n the siting of housing was ummediate proximity to the pit-head, and
there 1s frequently a siriking lack of relief control Thais 1s
exhibite by colliery housing in Billy Row, Craghead, herburn Hill
and Hous hton(3) The mining rows were generally built in bloc<s
around the pithead, or along existing roads lhe ragge< shapes of
the resulting settlements are, according to Smailes(4) often
determined by tne old field boundaries and conditions of acquisition
of land from agriculture

The number of cycles of mining activity experienced by any
settlement helps to explain the degree of homogeneity of 1ts housing
The house types range from the single-storey roughstone cottages
o the early period, to the later by-lww brick terraces By the modern
period many of the earlier brick built houses had been demolished(5),
they had been poorly constructed and proved much less enduring than
the stone-built houses of the North- est Inter-war housing generally
falls 1nto a daistinct category, due to the fact 1t was provided by

a new agency in the form of local councils, taough during this period



modern colliery rows were still being erected in the expanding
South-east The communities which gradually acquared greatest size
inevatably developed a certain degree of nodality nnd began to act
as service centres, though this function tends to be poorly developed
The position withan the miiing andustry, and 1n the commumities
which served 1t, was {luid during the 19th century, but since the
™irst Yorld '’ar economic difficulties and the general contraction of
the industry, resulted an the dynamism being lost, and so problems
which were rooted in the past came to the fore “ven 1n the heyday
of mining when collieries were continually being opened up, with new
settlements growing up alongside them, and in spite of the large
scale internal posulation movements which resulted(6), there was
a surplus of settlements over requirements, because some persisted
after the local collieries had closed The rash of closures in
the present century has left ever larger numbers o: settlements
without local sources ot employaent lhe majority have been retained
in the modern period of welfare state conditions and improved
communications, though an the west their ponulations have been reduced
by migration, which has also produced a strong bias towards the older
1ge groups among those whoseremain Juring the R0th century the
general rigidity of ihe settlement pattern and its unsuitability to
modern rorms of economic development, have been exposed The problem
15 not helped by the fragmentation into numerous clusters and linear
settlements and the poor nodality of even the largest, together
wilth the hilly topogra-hy, these factors help to explain the lack
of major towns outside the conurbations  Planning policy in the
nost-war acriod has been aimed at gathering the scattered population

1nto a smaller number of suitably located settlements which would be



more convenient socially, and would also provide a pool of labour
for the development of new industries there 1s a shortage of
good nucleir {or this purpose and certain authorities have allowed

the cxpansion of settlements which do not provide suitable conditions(7)

-

The Port Conurbations

The port conurbations are the products of the fusion of
numbers of once-separate industrial communities  In general,
the pattern 1s one of raverside industry backed by 19th century
terraces 1in dense grids, the "flatted terraces" peculiar to Tyneside
produce some of the highest urban ponulation densities in Bratain
The various settlement nuclei and towns are linked together by
the looser textured inter-war housing estates  The dastinct
coimunities which make up the conurbatlions have varied bacl grounds
For instance, there are the major industrial and commercial centres,
Sunderland, Gateshead and South Shields, the major industrial
satellates of Hebburn, J-rrow, Southwick, and 1lso the small
industrial villages of Ball Quay, Pelaw, south Hylton, finally,
there are 1lso the agricultural and mining villages which have
been caught up within the uroan sprawl Westoe and Monkton are
in the first class, Heworth Colliery i1s in the second ‘''hereas
inter-war extensions brought about the fusion of these distiact
communities, post-war housing develo-ments have pused ontwards
on a united front  Over the period 1946-66 tre built-up area
1n residential use was extended by between 30 and 40%, though
the total nopulation has been static  lhais serves to indicate

the severe overcrowding which exasted before 1946



There remains a strong sense of "place" 1in the separate
communities of lyneside and llearside, a feature which 1s also
very noticeable in the mining districts, even when the communities
are physically linked For this reason, plus thc nature of the
settlements on the ground, 1t may be suggested that the overall
pattern is of an "urban cituster" form, in which numerous clearly-
defined cells make up the urban areas and groupings within the
Survey Area The implications of thas will become apparent later
(see P ) with the detailed analysis of the housing developments

1n relation to the settlement pattern

The Provision of Housing Before 1914

Studies of city development during the Victorian period(8)
have shown that numerous small building firms were each responsible
for the erection of several houses at a time, this fact 1s belied
by the appearance of the long terraces of seemingly identical houses
The construction was financed by a varied selection of speculators,
property investors, or in some cases by the builders themselves, and
the houses were then rented out In the Durham Coaliield the
si1tuation was more speciilised due to the fact that in many districts
the colliery companies fulfilled this role, and so for much of the
population the commanies were both employers and landlords
According to Nndur(9) there was frequently 2 large prooortion of
vacant dwellings (in the order of 10%) 1n any settlement, which
both aided and also reflected the high level of population movement

within the coalfield



Building Levels, 1853-1913

Tre worl of Kenwood(1l0) has 1indicated the presence of two
building cycles in 1853-80 and 1890-1913, separated by a low 1n
the 1880's The first cycle was associated with general economic
expansion, which i1n the Survey Area focussed on the coking coal
districts in the west  Thas cycle was brought to an end by the
downswing in economic activity of the 1880's lhe second and
major cycle was associatcd with a neriod of rcncwed prosperity in
the coal trade

Kenwood concluded that house building was directly deoendent
upon economic activity in 1 general scnse, though in detail the
situation was blurred by the different cycles experienced in
different settlements For instance, Gnteshead was out of phase

with Jarrow and South Shields

The Modern Heritage of Building Prior to 1914

From an analysis of the dwelling stock in 1966 1 number of
poants can be deduced concerning the contribution of house building
prior to 1914 1athan the Survey Area 40% of the dwelling stock
had been built before 1914, although throughout the west(1l) the
figure rose to over 50%, with over 60% in Shildon and Bishon
Auckland The South-east (Seaham, Jurham R D , Dasington) was at
the osposite end of the scale wilh proportion below 30%

The west was also a1 relative stronghold of the tcnure
categories of privatcly rented housing and colliery houses For
the Survey Area, the proportion of the housing stock owned by
the National Conl Board was a mere 6#, this represents the remnants

of the 18th century company owned houses The proportion was above



10% an the west, wath a pcak of 17 4% in Stanley Another
concentration existed in the south-east with levels between 11-14%
In the field of privately rented accommodation the major concentrat-
10n existed on Tyneside where 1t formed 41% and 33% of the totals for
Gateshead and South Shields respcctively  The south~west formed »
sccondary concentration with a figurc of 204  ilany of the old
colliery houses had by 1966 either been demolished(12) or sold to the
residents For instance, structurally sound houses in West Jurham
sell for several hundred pounds(13) An indication of thc sale of
former colliery houses 1s given by the figures for houscs built
before 1914 which were 1in owner occupation in 1966 (sce Table bec 18)
These comprised a significant proosortion of the total dwelling stock
throughout the west (= R20%) rasing to over 30% 1n Spcanymoor, Bishop
Auckland and Shildon  fhis compares with a fipure of 16% for the
whole Survey Area, and gives an indication that 1n some areas
revitalisation schemes for old houses might be of grenter relevancc
to the situation, than the l-rge scale construction of new ones

The decline i1n mining activity has affected West Durham to
the greatest extent, and many of the miners dasplaced travel to
collieries cast of the A I  However the rundown of the industry
has accelerated since 1360, rather than becaing stabilised as w=s once
predicted, and so redundancy has become a mhjor problem in the
eastern districts(16) This 1s due 1n part to competition from
other fuels, and in p~rt to the exhaustion of seams once regarded
1s productive for some time ahead (as 1n Brandon and Bowburn)
Mechanisation 1lso decreases thc industry's labour requirements
whereas labour made redundant by the mining industry 1is spread

throughout the coalfield, new employment tends to be highly



concentrated in a small number o attractive poles The best
locations are on the conurbation margins, as with the Team Valley
Tradine PTstate, Birtley and Vashington New Town, nreas which are
accessible to bot! the l-orge 1abour pool i1n the conurbations nd
also to the minang districts, and secondly, the central belt along
the linc of the A I-Durham liotorway and moan railway line, which
includes the nbove-mentioned points, plus a southerly group of
Jurham City (growth of white-collar cmployment), the Spennymoor

irading Fstate, and Jewbton Aycliffe Just outside the Survey Arean

Table ( 1 ) Industrial Trading Cstates(17)

fEmployment (1964) | Growth 1954-64(%)
Team Valley ! 17,199 | 31 7
Ayclaffe j 8,286 125 8
Pallion (Sundorland); 6,443 70 7
Spennymoor 5 4,467 22 0
Bede (Jerrow) ' 3,987 | 86 1
West Auckland 2,065 7 8
Sherburn 1,275 28 3
Shildon 961 25 0
Houghton 959 41 9
Langley vloor 598 54

In nddation to omploying miners from 'esu Durham the central belt
of growth points will have to cater increasingly for maihers from
the enst 1o the north bunderland has 1ts own problems and can
offer little help to displaced miners, and the growth of employment

1n Peterlee 1s, 1s yet insufficient to cater on the required scale(18)
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CHAPTER III

Planning Surveys and Recommendations

In 1946 the area faced a number of serious planning problems(l) -
(1) The economic problem stemming from the decline of the basic
industries and the insufficient expansion of modern growth industries
In the short term there was no serious unemployment, but ain the long
term considerable structural realignment would be necessary
(2) The settlement patterns and urban fabric brought into being by
coal mining and heavy industry, were ill-adapted to modern needs,
with regard to such things as the provasion of services
(3) 1he large "housing problem", which resulted from obsolescent,
overcrowded, 1ll-equapped and also very small dwellings built an
19th cetury
(4) The poor quality of the environment, due to industrial
despoilation caused by waste tips and derelict land
(5) The noverty of social resources and un alanced social structure
resulting from the dominance of heavy industry and mining

Altogether these factors were responsible for the general
lack of prosperity compared to other regions, and hence n heavy
out-migration which further weahened the regional economy The
problems relating to housing and the environment would be taxing
enough, even if the economy was robust, and therefore the economic
difficulties made them doubly so They have necessitated heavy
reliance upon governmental help through public investment

The Second Vlorld War marked a radical change in the climate

of public ominion towards planning lhe short-comingsof develo-ment



in the inter-war period, the increasins complexity of modern society,
plus the need to rectify past mistakes and to adapt to changing
conditions, led to the realisation of the need for planning to be
comprehensive 1n future To this end the Town and (ountry Planning
Acts of 1943 and 1947 laid down the basic framework  All forms of
develonment were made subject to plananing permassion, and 1t became
the obligation of every County Planning Department to produce a
Develonment Plan and also produce Town Maps for 1ts main urban areas(R2)
These planning documents were to contain an appraisal of the existing
situation, to outline objectives and to indicate methods of pursuing
them For County Durham, the County Nevelonment “lan published in
1951(3), was preceded by the report of Penler and MacFarlane in
1949(4) he latter was an advisory renort which covered the whole
North Eastern Region, nroduced by planning consultants in order to
suggest remedial measures to the planners employed by the various
County Councils The Pepler-iflacFarlane 2enort will therefore be
examined largely out of academic interest, to see what measures were
recommended, and also the extent to which these were in-corporated

an the County Development Plan

The Recommendations of the North Fast Area

Development Plan of Penler and MacFarlane

The report stressed the changing conditions with regard to ths
relationship between employment and housing New housing would be
needed to meet the requirements of -

(a) the replacement of obsolescent properties

(b) the abatement of overcrowding



(c) the natural increase of population in an area with a
birth-rate well above the national average

Therefore, the question of the siting of new residential
communities would be of crucial importance Most mining villages
were regarded by the authors as 1ll-suited for the purpose "There
are few that could decently be enlarged and hardly any that do not
require reconstruction" (5) the reconstruction of obsolete settlements
in West Durham, where collieries had closed and where new incustry
was unlikely to flourish, was regarded as a retrograde step Instead
a positive policy was needed, the one suggested would i1nvolve planning
for industry in sites where 1t could flourish, with new houses 1in up-
to-date communities nearby, into which the pooulation of the dying
coalfield could gracually move Tor areas with long-life collieries
the »Holicy recomnended was one of 'recentering!" village communities
4 groun of villages could be reformec at a common centre conveniently
placed 1n relation to the collieries, and capable of offering much
umproved amenities lhe case of “eterlee New Town originally nromoted
by Tasington R D U was cated as an examnle of what to do Also
stressed, vias the need for the integration of nlans for mining and
new housing with the aid of phasing

As stated by the authors(6), "The general aim of the plan 1s
to facilitate the prowth of a series of cowmmunities related either
to the basic industries at present rooted or to be established in the
towns on the estuaries, or to new i1ndustrial areas either to provide
employment as coal 1s worked out, or as a supnlement, or compraising
a recentering of a number of villages, or rounding off an existing,

self-contained, flourishing and not yet too large a centre"



Settlement Proposals

New neipghbourhoods would be attached to the conurbations,
which are the major industrial areas, these would include a major
extension south-east of Gateshead between Felling anoc Usworth, to
take a total of 40,000 neople as overspill from Gateshead, Hebburn
and Jarrow In addition, two 'Quasi-New Towns" woula act as Tyneside
dormitory settlements, one in MNorthumberland, the other at Barlow a
small agracultural village aear Blaydon The latter would accommodate
some 36,000 peosle from Gateshead, plus 6,500 from mining villages
witnin Blaydon U D and 5,500 from neighbouring vhickham U D  After
some deliberation, the case for a similar dormitory town for Sunder-
land was rejected A dew Town was o>roposed for a site at Brandon
near Durham, to sunplevent those already approved at Zeterlee and
Newton Aycliffe(7) The recommended populntions were 22,400, 38,000
and 23,000 respectively, to be drawn lareely from the mining communit-
1es 1n their vicinity It was strongly recommended that unsatisfactory
villages should not be added to, but groups of them be recentered on
a revitalised town or village, conveniently placed i1n relation to
employment

With regard to Lhe Vew Town and recentering pronosals, certain
growth centres were selected from the more attractive settlements,
when these bad land available for exdansion and also suitable locations
lithin the re»ort, figures were suggested for the various migration
streams from the mining settlements to the growth points(8) However
the evalustion of these figures 1s hindered somewhat by variations
1n their degree of precision, i1n some areas the figures were calcu-
lated for every settlement, right down to nlaces containing pooulat-

1ons numbered only in hundreds, whereas in other cases settlements



were grouped together to give nonulations 1n tens of thousands(9)
In some 1instances this might be explained by the small proportion
of the pooyulation to be involved in the movement, though mostly 1t
appears to reflect different areas covered by d.fferent survey
workers There 1s no satisfactory way round t s difficulty, and
s0 1t must be borne in mind at certain points in the analysis The
statistics relate to the coalmning distraicts, and exclude the con-
urbations, along with the fringe areas of Boldon, ounderland R D
and Whickham For the area covered the majority of settlements would
be affected oy the orojected upheaval, in fact, the total movement
would ainvolve 154,865 people, or 26% of the resident population In
view of this, no time scale was suggested for the change to take place
Population would be directed from 58 village proupings into 4 New
Towns (1ncluding Newton Aycliffe) and 1l recentering commnities, only
24 settlements would not be affected T'hree of the New Towns were
to be situated in the west, the other in the east, while for the
recenterins points four were in the west, four in the central belt
and three in the east The recentering villages of New Washington,
Sherburn and Bowburn would increase their pojulations by the preatest
margins, w 1le the penerally larger sized communities chosen for
"gathering in" population from surrounding villages, would also
substantially increase 11 size (35-60%) In addition, three lesser
centres were cnosen for small-scale movements

The recommended changes may be examined in two ways, first
of all, in terms of the nigration streams between settlements, and
also in terms of the resulting proportional changes 1n population

The pattern 1s most intricate in the west, which contains 10 of the



Table (A 1) The Recentering Communities

iEx1st1ng B Additional
(a) Minor Population Addltlons} Population {Population % Increase
Houghton le Spraing : 9,000 632 70
Hetton le Hole 12,768 1,000 78
Xelloe 2,101 646 30 7
(b) Major Settlements for
"gathering in" of
population
Bartley 11,650 4,180 35 9
Ryton 8,554 3,652 42 6
Bashop Auckland 15,064 6,740 43 8
Esh Wainning 5,000 2,288 45 8
Spennymoor 16,400 9,226 56 3 '
(¢c) Important Recentering Villages
New Uashaington 5,624 7,655 136 1
Sherburn 1,332 1,937 145 1
Bowburn 1,869 3,280 175 §

13 migration streams involving more than 3,500 people, and also 13 of
the settlement grounings whose nopulations were to decrease by more
than 70f Despite the shortcomings of the figures (mentioned earlier),
the above table 1llustrates how the population tends to increase as

the impact of the suggcsted change becomss less drastic



Twble (A 2) The Population Mistribution of ettlements According
to Proposed level of “o-ulation Change

Population Chinge 70% 40-60% 0-307
Number of Settlements R7 22 12
UuQ 4,007 10,694 16,036
Median 1,857 4,042 8,654
LQ 788 2,768 2,611

Map (A 3 ) gives n indication of the rearrangerent of the
settlement nattern into a more convenient pattern Pather surpris-
1ngly there was very little migration to be dirccted from the west
to the east, though 1t could be that migration from the Consett,
Annfield Plain, 3Burnopfield-Dipton groups of settlements labelled
"elsewhere™, was expected to move castwirds, 1s well ns to Tyneside
In t1c west soric settlenents would be expected to send magration
streans t> more than one destanatioa, usuelly to the local recenter-
ing poaint, 1in addition to ithe nearest lew lown  The settlcments
which would not be involicd in the general upheaval, are 10st mostly
sound 2nd reasonably nttractive villages, which were thought not to
nossess ccrtain of the necessarv attributes for recentering points
In the west Powlands Gill, Cbchester, Lanchester, Vitton le lear,
and £irk Merrington were in this category, all villages relatively
lattle affected by industrial squalor

In the east the scale of change would be greatest around
Peterlee, 1 receiving centre tor population from 111 the large
naning co munities of the south-eqst, and 1l1lso around the more

localised but important recc ntering villages of New | ashington,



Bowburn 1na  herburn A nunmber of size bl settlencants in the group
nlong the platenu margins would be un~ffect-d by the ¢ nges-for

instonce, Penshaw, Veubottle, Tence lHouses, and Easington Lane,

wiich 1~ rather sur>ising 11 vicy o ! yroblems 1 this area
(sce P 12) Also unnffected would bs 1 group of medium-sized
sound rillape- ~imil r to thosc i1n the west he groun included

ast 11d c¢st 1 21aton, and Cassop  1wo of the largest towns 1in
the arer sirveyed would 1lso renain unatfed oy proposed changes,
nimely Jurhan City and Secaham Harbour
Altogether, the neoposals m.de by the Penler - ihcFarlane
Pe ort ware drostac and far-reaching  The extent t) wnich chey
vere doplted b, the Jurham County *velooment flan will be considered

next, 1s this woulc govern the planning policies vhica would finally

be 1m>lcmented

Tho Jarhar County Jevelon wnt >lan (1951)

Tae »1an examined in great delail all aspects of th= environment,
and mhde relevant nronosals llere, housvzr, ~ttention will pe confincd
to the adjustment of the settlement patter~ 1thin the limits of the
survey 1e1

tle scale of Honulation movem nts nnu accompanying uphcavals
whic the Pe»nlcr- faclarlane osropos 1ls woule lead to worc regard~d
1o Loo irastic to oe generollv acceptible  Th  adea behind "recentor-
ing" s aaopted, but i1n a weiber form, "nd 1t wa<s to be term d "re-~
f rouping" In addition the narosoced dew jouns 1t Barlow an  3rancdon
were abandonec, in the latt r cicc 1t vns felt that insufficient male

¢mployrnent would be attracted Lo upport 2 Wer Town, and 2lso the
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(D) Settlements exvected to suffer a consideravle loss of population,
and 1n which there should be no further investment of capital on

any considerable scale, and where any investment proposals should

be carefully examined




site was considered to be too close to Durhan City

The essence of the nroposals, was the need for selective
development through investment 1n those settlements where 1t would
produce the greatest returns Lt was recognised that in future
there would inevitably be much change in the function and distribut-
1on of settlement- TFor this reason there was a need to anticipate
and nlan [or the changes llence, all settlements were classified
in one of four groups A to D, according to the likely future change
in population Tne four divisions were -
(A) Those settlements in which considerable investment was envisaped,
because of »onulation increase through regrouping and the retention
of natural population increase
(B) Thosc in which the ponulation level would be stabilised, so that
only sufficient investment was needed to cater for the existing
pooulation
(C) Settlements exonected to suffer a considerable loss of pooulation
and 1n whicu there should be no further investment of canital on
any considcravle scale, and where any investment proposals should
be carefully examined

There was insufficient timec for a detailecd survey and so the
original survey was intended to be provisional, a number of changes
were later made (see P 34 ) Unlike the Pepler-MacFarlane proposals,
no attempt was made to estaimnhte the scale and direction of nonulation
movements between donating and receiving centres This was to be
Jeft to the 1nitintive of individunl local authorities It was
deemed sufficient merely to define the trends underway, rather

than apnly directive measures



Next follows an examination of the pattern of settlements
according to their classification (see Table bc 10) It 1s notable that
many of ihe larger communities were included in category 'A', though
surprisingly this 1s less true in the east than ain the more rapadly
declining west Part of the explanation, 1s the presence of Peterlee,
which meant that most of the large rmning communities in Dasington
R D werc in category 'C' However, in other parts of the east,
sizeable settlements were not included in category 'A', this 1s true
in the case of Seaham Harbour, Ryhoje, New Silksworth, South Hylton
and Fence Houses, all in category 'B! The raing of villages around
Sunderland were mostly in tne latter category, and therefore expected
to renain at the same population level This points to the difficulty
of examining settlements i1n 1solation, because in most of these cases
the settlenenis are not particularly attractive, but in view of the
relative economic prosperity of this arean during the 1950's and its
location on the Sunderland fringe, rrowth was inevitable (see P 34 )
In the Develoorment Plan the major 'A'! centres for the castern section
of the coalfield, arart from Peterlee, were in the line of settlements
a1long the plateau margins and included New Washington, Penshaw,
Houghton and Hetton, though these major regrouping points were inter-
spersed with settlenents in other categories, for instance | ashington
Village, vtasiington Station, Fence Houses and Easington Lane in category
'B', Newbottle in category 'C', and dew Herrington in category 'D!

The central part of the conlfield along the axis of the
A 1 provided a number of well-located growth points, such as Birtley,
Chester, Durham, nlus smaller places like Barley Mow, Great Lumley,

Bowburn and 3randon, in an area of good general growth conditions



Table (A 3) The Size Distribution of Settlcments According to

theair Classification

Category A B C D

No of Settlements 53 51 9 62
Upper Quartile 7,738 3,180 6,110 1,830
Median Population 4,170 1,550 3,000 1,005
Lower Quartile 2,435 420 1,400 680
The situation was very different in the west A' centres were

almost as dense on the ground, but they were generally surrounded
by clusters or strings of small settlements 1in category 'D' The
s1ze distribution of settlements i1n different categories is brought
out by Table (A 3), which clearly shows the small size of settlements
in category 'D! The western pattern 1s epitomised 1in the area
between Annfield Plain and Chester le Street  Here the main centres
of ponulation, Stanley, Burnopfield, Petton, Sacriston, Anntield
Plain and Chester, were in category 'A', while the numerous small
remnants of sporadic mining activity were in the 'D' group, for
instance, Craghead, Quaking Houses, Beamish, hWest Pelton, Tanfield
Lea, Urneth and numerous otners The nattern 1s repeated throughout
the west, though i1n some areas villages with agricultural nuclea
and those which provided sound communities, but which were not
suitable for regrouping centres, were included in category 'Bf,

thas group included Stley, Witton le vlear, Iveston and 3arlow of

the former ty»e, and lest Auckland, Leadgate, Consett, 3earpark

and Tudhoe 1n the latter



It would apoear from the scttlement oronosals embodied
in the 1951 Jevelopment ®lan that regrouping was to be applied
to larger settlements in the east, than in the west, where it was
regarded more as a means of gathcering much of the untaidy straggle
of housing into the larger centres TFor the most part the larger
settlements were included 1n categories 'A' and 'C' (see Table A 3),
the latter being largely accounted for by the South-east  Category
'B' 1mmlied 1 high degree of stabilaty, and for this reason included
settlements which were reasonably sound in anpearance, but without
possessing the attributes needed for regrouosing centres  The group
1ncluded a number of medium sized mining communities, along with
many of the smaller agricultural settlements The category with
greatest emphasis upon small settlerents, however, was category
'D', where apart from such places as Dunston, Coundon Grange,
Langley Moor, New Brancepeth and Hamsterley Colliery, the great
majority of the 62 settlements were small defunct a clusters of
mining rows

Despite the avoidance of the more controversial issues embodied
in the Pepler-MacFarlane Report, strong opnosition was aroused to
the regrouping policy, narticularly in certain western districts
The extent to which 1t has jeen applied has depended, 1in large
measure, upon the attitudes of individual authorities  Those such
as Easangton R D , Durham R D , and Brandon U D had realised the
need for selective development hefore the County Nevelopment Plan
was published, and were only building sizeable housing schemes in
what were to become the officially recognised regrouning centres

In otier areas the councils themsclves opposed the prancaple of



of regrouping, this was the case, for example, with Croock and
Willington U D and Blaydon UD Therc has also been a long and
bitter struggle on the nart of certain villages classified in
category 'D' There 1s a continuous history of Public Planning
Inquiraes concerning proposals to build in 'D' vaillages(10) 1In
1952 1 “ublic Inquary wns held shen Crool! and 1llington U D C
objected to the County Council's refusal to permt development 1in
a whole group of settlements, which included Sunniside, Mount
Pleasant, Stanley, Oakenshaw, Roddymoor, Helmington Row and Page
Bank Two of the villages in the west which have fought hardest
for development are Viitton Park and Hamsterley Mill In the former,
there were Public Inquaries in 1955 and 1961, and the inhabitants
organiscd ~ march on Bishop Auckland Town Hall an 1968, 1in the case
of Hamsterley i1211 appeals were refused in 1954 and 1961, but another
was fourht 1n 1968, on the basis of "changed local circumstances"(1l)
Another long battle has been fought by the councillors representing
the Langley Moor Vlard of Brandon U D (12) In this case thec area
restricted from development contains the mrjor shopping area for the
whole group of settlements, and the shopkeepers are esneci~lly averse
to losine their custom

In tne above-mentioned cases the original settlement designation
has been rigadly adhered to, but in many other instances housing
develooments have made nonsense of the 1951 settlement classifications
comctimes the shortage of alternative land, or the availabilaty of
sewerage facilities have channclled building into ‘D! vallages, as
at Tanfield Lea, Lintz, Stella, llettlesworth, Ouston and Low Moorsley

The 'C' villages of the south-east have received some modern building,



though this hns only been significant relative to the population in
tne ¢ sc¢ > wmrton, w ich 1< urthest {rom the Iew Town The
original classification of seahan and the communities of Sunderland
N anto cote ory 'B', was nonsensical in vicw of the rel tave

arosp rity or mining in thes ~reas and the continuing need for
ncw touses, these places have ¢xoericnced among the hihest ratces
of growt: with rceara to Hublic auttoraity housinm in tho neriod
1946-66 (sce P 62 ) lor kast urham, 1n ,cncral, the position ro-
parding taw re-clossification of scttle: cntls, and indecd tne oripinal
bcarin~ of the classification on whot as likcly to hilien, 1s even
lcss clenr thn 1t 15 1n the wostcrn districts

If the oraipinal ~oplicataon »T tne rogrousing policy to the
coalfield settlements, was » w 2 er version ot "coler and MacTrrlane's
"reccntel.ag!t, 1t was turtber watered down in its stotemcnt in the
11rst devact of the (Hunty evelonrent Plan (1961) The number of
catefories was rc luced 12 thre as follows -
(1) Thos. 1n which a» ro>val may he raven to develonment
(b) Those 1n which 1 lumted nunbcr o houscs may be built where
aporopriate
(¢c) those 1n which new ca-ital investment vould be lamited to the
facilitics requarcd by the exisiing ponulesiion

Under tnis classification certain settlements from categorics
B, C »nd U 1n thc orizinal liot #scrc transrerred to above catogory(a)
This occurrcd, for instancc, with 1st of the large mining settle aents
in Fasangton I MW, ~nd also with Rlaycon, Dunstn, Leidgatc, Coxhoe
and lou Lew, Category (b) mainly comyriscd s wll villaees nd
1griculturnl conwnities, while {c) containad the rump of rroups

Cand D In Hate of the<e changes v written statcacnt renffirmed



the need for regrouping mining population Owing to the strong
opposition to thas policy, the County Council made concessions
1in some cases, though 1t refused to do =0 in a number of noteworthy
cases (see ® 33)

In the 1964 Development “lan Amendment, all settlements were
catalogued, and reference was made to the original designation,
then mention of developments since 1951 often showed the extent
to whach this had been ignored Sometimes changed local circumstances
led to re-designation, though i1n other cases developments were less
Justifiable A good example of the former is Ouston on the margins
of a part of West Durham in rapid decline After the closure of
local collieries there was a large-scale outward movement of
ponulation, but towards the end of the 1950's the village found
i1tself brousht within the sphere of the 1eam Valley - Bartley growth
area A shortape of land for private housing in Birtley resulted in
the builder "'1lliam Leech selecting Ouston for a large comprehensive
housing schewe, and by 1966 over 500 houses had been completed

During the post-war years the total ponulation of the port
conurbations has been remarhkably stable with a percentage change
of +0 2 between 1951 and 1966(13) The large scale expansion of the
residential built-up area (by 30-40) has been the result of new
house building to relieve overcrowding and to rehouse slum dwellers
(see P 49) In order to prevent the great surge of housing stretching
from the southern edge of Gateshead to South Shields and then around
Sunderland, from enveloping the near by communities, draft prooosals
for the introduction of a Green Belt were submitted to the Minister

of Housing 1n 1955(14) The intention was to prevent Gateshead



merging with Whickham and Birtley, and Sunderland and South Shields
from coalescing with the intervening villages Future building in
the later villages, and in others, such as Silksworth, Ryhope and
Springwell would be of a "rounding-off" variety

Much smaller Green Belts were to be established around Durham
City, to »sreserve its smecial character, and between Peterlee New
Town and Esington Village, to prevent their merging

By the 1960's the worsening economic position of the North-
Cast Region led to the realisation of the need to tackle the planning
problems with greater urgency, and also of the need for an overall
view to co-ordinate the various modernisation programmes throughout
the region The major outcome was the »nublication of the "Hailsham
Report" in 1963(15) In thas report, the need was stressed for a
"faster rate of building for sound economic reasons By
making the region a better place 1t should enhance 1ts power to
retain or attract the confidence and the peonle, especially the key
worl ers of all grades, necessary for expanding enternrise By
reducing an obstacle to local mobility of labour 1t will facailatate
the fullest development of all norts of the region, and especially
the growth zone" (16)

The growth zone takes i1n Tyneside and Tees~side and the
intervening area, which has 1ts eastern limt along the coast,
and 1ts western limit a little to the west of the Great North
Road(17) Thas zone would account for the increased rate of
building, which would be partly accomplished by private enternrise,
but mainly by local authority building  Housing authorities were

encouraped to use industrialised building techniques more widely, to



develoo new designs, and to pool local authoraty programmes and
orderin, power

Secondly, attention was focussed on the importance of Wew Towns
in their dual r8le of (a) helping to relieve the housing needs and
congestion of the cities, (b) their positive rble 1n stimulating the
region's economic and social development and in raising the quality
of 1ts life  Newton Aycliffe has become a major employment centre
for the south-west of the coalfield, and Peterlee was expected to be
of increasing significance in view of the worsening of the local
employment situation in the south-east A strong case was put forward
for an additional New Town at Vashington to accommodate between 70-
80,000 people The town would serve the overspill needs of both
Tyteside and Wearside, and it possessed an excellent location in
relation to communications along with the availability of land for
housing and industry 1n an area with obvious growth potential  The
main snag aopeared to be the straggling settlements already in exis-~
tence, which housed almost 20,000 people, though the New lown would
provide the means of tidying this up An earlier proposal for a
New Town at Vlashington put forward by Jurham County Council was
rejected by the Ministry of Housing and Local Goverament in 1961,
on the grounds that "it would clearly not be a self-contained commumty,
since travel to work both to and from Washington must be expected to

continue (18) The pressures of nopulation on housing land 1in the

conurbations ringed by Green Belts, and the need for large industrial
sites 1in North Durham, meant that the designation of Washington

would be the obvious solution  Hence this was proposed in the Hail-
sham Renort as part of the overall development of the urbanised region

in north-east Durham, in which the New lown would provide substantial

£y



housing and employment, and at the same time improve the enviromment
of the area and nrovide better services After this the Ministry
decision was revised and Washington New Town was approved in 1964

In the main, the Hailsham Report recommended that increased
rates of aousing construction would benefit the region, and that
the houses should be located in relation to the prowth poants - the
conurbations, New Towns and towns like Turham City, these are all
situated within the growth zone, the area where conditions were
seen to be most favourable for self-sustaining growth and which is
best placed to generate increased activity over a wide area  Financial
incentives would be offered to enterprises of a service as well as
an 1ndustrial nature, withain the growth zone, and attention was to
be given to improving the basic infrastructure, particularly through
the construction and improvement of roads Outside the growth zone,
the report advocated the need for a more vigorous implementation
of the regrouping policy, in order to lessen the impact of mining
closures

Various sub-regional trends may require different planning
measures, but there i1s the same underlying need for new industraies
and an improved urban environment = The re-development of overcrowded
housing areas in the conurbations has produced considerable "overspill
population, which has been removed to the peripheral areas, by 1966
the only "officaal" overspill movement had taken place between
Gateshead and Felling (9,500 people) The creation of Green Belts
around Tyneside-ljearside and the resulting pressures meant that
Washington was designated as a New Town in 1964, though the overspill

to be received from the conurbations would be in the form of voluntary



migration(19) Samalarly in 1964 the designation of 1 Silkswoith
1s a Vew Townshi» was approved, this settlement 1s located on the
southern edge of Sunderland, and comprises one of the settlements
of osunderland R ) which was incorporated within the County Borough
in 4pril 1967 Apart from these schenes for planned decentralisation
from the conurbations, there has occurred a1 '"spontaneous" movement
of weople into new private housing estates within the zone of sub-
urbanisation focussing on such places as Whiackham, Chester, Houghton
1nd their associated villages (see ® 108) le1tion has been made
of the diffaiculties involved in the implementation of the regrouning
policy 1n those areas where 1t 1s most needed (see ® 32 ) The
structure of local government area hinders the movement of population,
since autnorities prefer to rehouse people within their own boundaries
In the areas of greatest decline, the centres cnosen as regrouping
points have been too numerous to make the nolicy really effective

It has been necessary to gradually educate people to the
need for particular planning measures Those advocated by Penler
and MacFarlane were too drastic for gcneral acceptance in 1949,
and local »o0litics have the effect of slowing down tane planning
machine when major changes are involved Overall, there has been
a tendency for planners to be caught between two stools, on the one
hand that of directive planning, where an effort is made to forge
the pattern which 1s most desirable, and on the other, to plan along
the trends which are already underway In the case of the Jurham
Coalfield for-rcaching measures are needed, but there are inevitable
difficulties and delays in implementation  However, during the

post-war period there has been a realisation that 1n the process of



seeking to 1lift the quality of life 1n the refion 1t would be best
to focus attention on the natural points of growth, upon which the
economy will depend For the Survey Area, these points are located

in the north-east section and along the axis of the Great North Road

(1) Sair G Pepler and ™' MacFarlane - The North East Area Mevelop-
ment °lan (1949)

(2) County Durham Tevelonment Plan and Survey (1951)

(3) Farst Peview of the County Nevelopment Plan (1961)

(4) The County Development Plan Amendment (1964)
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CHAPTER IV

The Public Authority Housang Programme

SECTION(1) Public Authority Housing Construction 1n the Durham
Coalfield (1946 - 66) =~ Introduction

To aid the description of the major cloments of public
authority housing activity neighbouring authorities have been
grouped 1nto Sub-regions (see Appendix Tabletc 2) However these
are merely convenient grousings nnd are inevitably arbitrary in
certain cases Frange authorities pose problems of 2llocation, for
instance, Boldon situated between Tyneside and Vlearside 1s 1included
with the colliery districts of Vorth-East Durham, similarly Brandon
1s nlaced in the South-Centre, rather tnan the South-West  Despite
such shortcomings the sub-regions provide a geogranhical framework
for the examination of differences between mining districts in the
west, centre and east, also between these and the conurbation groups
of Last and Central Tyne, and Vearside After an examination of
the general building pattern at the district level, departures by
individual authorities can be examined The local authority is the
smallest geographical unit for which separate quaterly returns are
available(l) though statistics were obtained in field-surveys for
individunl settlements nd also for wards and parishes, to enable
a detailed analysis of the situntion

The scale of nublic authority programmes has varied from
22,000 1n the case of Sunderlani, to 4,800 for West Tyne 34,600
houses were built on South Tyneside and 32,740 i1n Sunderland

and Distract When housing completions are related to ponulation,




ratios vary from 120 8 per thousand for Sunderland to 58 4 per
thousand for North-West Durham Generally speaking dastricts with
highest ratios occupy the eastern coastal section, while the central
belt has intermeditte values, and the west hns lowest valucs
Assuming that there are 3 zones running east-west, 1t 1is the central
zone which has the steepest gradient - between Sunderland and the

Jorth-West the building ratio falls by falls by 52%, while for the

Northern belt it falls 36%, and for the Southern belt, 33%

Table (B 1) Public Building Related to 1951 Population(2)
Sub-Region ,Population Wo of Dwellings | Ratio per '000 inhabitan
West Tyne 67,690 4,793 70 8
Central Tyne 140,320 12,250 87 3
East Tyne 158,340 17,558 110 9

|
South Tyne 366,350 34,601 9 4
North East Durham 90,470 10,802 119 4
Sunderland ! 181,520 21,936 120 8
Sunderland Dist 271,990 32,738 120 3

!
East Turham(3) 126,810 13,087 130 O
South-Centre , 72,680 7,227 99 4
Centre 69,530 5,129 86 2
North-West 102,990 6,013 58 4
South-West 98,280 6,828 69 2

‘ —_—
Total 11,101,810 105,602 95 9

The zone of greatest relative concentration occurs in the North-East

with Sunderland C B and the authorities around Tyneside and V'earside,

plus a secondary concentration on East Tvnesiade



Trends in Annual Completions

While recognising tiat housing programmes are of different
scales, 1t 18 possible to ma'e comparisons with regard to building
trends The graphs (see Graphs BG3) portray the rapid build-up
during the early post-war housing drive Annual completions reached
peak values 1in the years 1948-49, and again in the early 1950's
This resulted in »art from the renewed burst of activity which
followed the chanpe 1n povernment in 1951 The significance of
these two penks varies from area to area, in a number of cases there
1s only one nea' 1n the early 1950's Twin peaks can be observed 1n
the cases of Sunderland, North Fast Durham, West Tyne, the South
West and Jorth 'Jest After the pe1' levels of 1950-1956 there was
a decline in building activaity, which was not halted untal 1962
The upturn in building trends 2t that point was fostered by renewed
government encouragement

At examination of trends at the district level reveals a
number of salient features -

(a) A rapid build-up to an carly peak in 1950 and then a gradual
decline to low points i1n 1961 for South Central Durham, 1862 for
Uegst 1yne and 1964 for Worth East Durham There has been little
sagn of revival in the 1960's, merely stabilaisation

(b) Thas grou» has a more gradual build-up to later peaks, between
1954 and 1956, followed by 2 decline to 1961-62 low points, and
taen revival for Central Tyncside) or stabilisation (Cast Tyne,
East Jurham) These comprise three of the four districts with

largest building programmes



(c) Sunderland with the largest building programe 1s in a

category by itself An early peak in 1950 was followed by a

sustained high level of construction for five years and then a

decline until 1960 The latter was smaller than in other districts,

a vercentage drop of 23 against 42 5% for the whole area  In addition,
Sunderland showed a sizeable recovery after 1961, thus this district
with the largest programme, hns not beea besct by tne wild fluctuations
which have affected areas like Ceontral Tyne  This 1s partly a2 reflect-
1on of the efficient organisation of the programme, though during

the period 1946-66 the availability of land suitable for development
which was not subject to subsidence, was also very aimportant

(d) The final group experienced a gradual build-up to late penks

1n 1954-55, then 1 large decline until 1961-62, which was followed

by recovery in the cases of South 'lest and Cantral Durham, and
stabilisation in the North-lcst

Table (B 2) Maxima and Minima 1n Housing Construction

Maxaimum Value Minimum Value | Percentage

Attained Attained Difference
(a) Sunderland 1950 1960 23 0
East Durham 1954 1961 35 7
East Tyne 1965 1962 42 6
(b) west Tyne 1950 | 1962 47 3
Central Durham 1955 ' 1961 52 6
North East Ourham 1951 | 1961 57 2
Central Tyne 1956 ! 1961 53 5
(¢) South west Durham  |1954 1962 64 8
North Vest Durham 1954 1962 66 O
South Central Nuraamj 1950 1960 68 5
Total Area 1954 1962 42 5
England & Wales 1954 . 1961 44 2




Comparing the percentage change betwcen peak building levels
and the low points (see above) 1t can be seen that only three of the
ten distraicts have figures at or below the level for the Survey Area
and LCngland and ' 2ales The districts concerned have among the
largest building programmes which, furthermore, were sustained with
high levels of demand stemming from the necds of slum clearance, and
1n the case of East Durham, regrouping into a New Town Thesc became
very important when building for "genernal needs" was no longer subsidiscu
Economicnlly the three distracts contain important elements of the
regional cconomy and all are situated in the east The four districts
in an intcrmediate catcgory (decline between 47-607) are, with the
exception of Central Tyne, on the less heavily urbanised frainge of
the conurbations Central Tyne was faced by problems of land develop-
ment during the 1950's The area can only expand Southwards and much
of this area was eithcr affccted by subsidence or was designated
within the Creen Bclt  TFor the other diastricts, once the urgent
housing necds wcre met there was 2 slac' ening in construction They
were not faced by the slum problcm of the inner conurbation authorities,
also building was supplementcd 1n the s.cond half of the 1950's by
private housing once suburbanisation was underway

The greatest declines (65-69%) occurred i1n mining districts
further out from the conurbations, although thcy were due to differing
factors The Western section of the coalfield has experienced the
greatest cohtraction in economic activity resulting in heavy out-
migration of population Vevertheless, a revivial in the construction
level was apparent in the South 'lest after 1961 Despite having the

greatest pronortion of old properties in 1ts housing stock, the need




for, and canacity to build ncw houses 1in West Durham was less than
1n other districts By contrast, the South Central Dastrict with
the grentest declinc of all (68 5%), has a high ratic of total
building relative to population The large decline 1s linked with
the very considerable housing draive of the c¢arly post-war yenars,
which was of greater magnitude relative to poorulation than that

of any other district and went further 1n meeting the demand for
douncil houses with thc resulting slackening of buildinp ratcs
after 1956 At the same timc there was an exoansion of building

in the private scctor

Local Variations in Public Building Trends

Most of the local authority programmes conform to 71 number
of basic patterns Thesc generally vary according to location, and
as building trends have already been analysed ~t the district level
this only n.eds to bc supnlemented by 1 consideration of local
factors at work, where those oroduce furtnor variations

Housing programmes have aimed at tac«ling problcms whose
emphasis changes from arca to arca, for instance, urban re-development
and overspill programmes to cope with slum clearance in the conurl
1ons, contrast with the intricate regrouning policy of the mining
areas, which involves the re-structuraing of the settlemcnt pattern
Whcreas the housing draves of the carly post-war years were of 2
comparable size relative to population in most arcas, the differential
bctween east and west has steadily increased since then (scc Table
B ?) The core urban areas facc a scrious and continuing slum

clearance »roblem, but the acute housing shortapge within the collic ,



dastricts has ensed, and so regrouping continucs at a more gradual
pace 1cstern districts have experienced heavy outward magration
of population, they also possess a stock of old houses, often in
reasonably nleasant open surroundings, which helps to render
them habitable for longer than would be the casc in the conurbations
Cortain areas have also been aided by incrcased private construction
These factors help to explain the concentration of public housing
construction in the conurbations and thear frainge, which 1s also
the area of preatest employment onportunity

Publaic building i1n thc west rcached 1ts peak in the
carly years, 1948-49  Sincc then decline has been continuous and
on 1 larger scale than elsewhcra  Exceptions occur in the oouth-
west where there wns a revival durin. tne 1960's  In the case of
Bishop Auc¥land the construction level rose from 40-80 (1959-64) to
241 and 319 1n the years 1965 and 1966 1T1his arca has the greatest
shortage o1 nmodern houses, though 1ts revitalisation has becen naded
by the success of nearby Newton Aycliffe in providing cmployment
opportunities, with a multiplier effect in the surrounding communities(4)

Building regimes in the central belt arec similar to those in
the west, but with 1 smaller declinc and slightly later building penks
(early 1950's) The degree to which the housing shortage has been
alleviated, plus the success of large private housing schemes have
again cottributed to the fall in the level of public building  However
since 1963-64 this has been stabilised, and in the case of Chester

R D there was a substantial incrcase from 30-40 complctions (1959-60)

to 350 (1n 1966)



The eastern mining areas sustained public building at a
higher level than other mining arcas, largely on account of the
healthier economic position, the heavicr dependence upon the public
sector ~nd the rcgenerative force of Peterlce New Town, 18 well
as nearness to the port conurbations in thc north~east (e g 1n thc
cases of Sunderland R D , Boldon and /Jashington)

It 1s i1n the casc of the conurbacvions that there have becen
greatest variations, both between differcnt conurbation authorities,
and between thesc areas and the colliery districts  Outside Sunder-
land and South Shiclds, the construction level did not recach its
peak until the late 1950's (an Hebburn, Fclling) or the mid-1960's
(Gateshead and Jarrow) Granhs of cumulaiive totals (sec Graphs BC ¢)
reve~l that Sunderland and Jarrow have mnintained remarkably cven
rates of building, in contrast to the wide fluctuations aprarent
in other arens This 1is clearest in Fellin, , where there was
tremendous ulsurge of building between 1954 and 1959, largely to
take oversnill from Gatoshead(5) 1The Hebburn and Gateshead regimes
exhibit wide fluctuations due to slum rehousing Central re-develop-
ment has played an important role in this context, but hirhest
building levels were achieved by massive s rinacral developments
With the continued siread of Tyneside southwards 1t has become
a problem to find land suilable for large-scale building This has
been important in tne case of Gateshead, though Jarrow too was
forced to build an estate in 3oldon in the years 1961-64(6)

In gencral, each authority has attemptcd to solve 1its own
housing problems, and this has worked towards preserving the existang

distribution of population over the Survey Area  In the mean-time



collieries have been closing, thereby removing local sources of
employment which have been replaced by new employmcnt located in
the main towns and on the conurbation fringe By prescrving the
schtter of population which =»rose ns . consequence of cosl-mining,
there 1s 1nevitably a large increase i1n journey to work movements
Cullingworth has stated(7), that "Local authority" residcntinl
qualafications" thrcaten to constitutc 1 ncw law of settlem nt

thow h they are well orginiscd for meeting local needs 1n a
static situntaion"

The v/hate Paper, "Thce Housing Programme 1965 to 1970,
recommended that specinl efforts regarding public building allocations
should be dirccted towards the comurbations, the areas of most press-
ing need, by concentrating efforts on these =reas and the New Towns
(Vashington and Peterlee), the regional problem would be tackled

on something rore than a local ad hoc basis

Changes i1n tho Pattern of Building

An examin~tion of housing progress can be apiroached in two
ways Farstly, a static picture at any point in tume can be prescnted,
for example, by analysing the number of houses built and their
location 1n relation to the distribution of popul-tion A more
dynamic method of -resenting housing statistics i1s in the form
of graphs of trend laines  Something of a compromise to bring out
relative changes over different periods can also b. used The
postwar peraod conveniently divides into threc periods of equal
length, which enable the examination of changes from one period to

another by means of location quotiunts(8) By plotting the values




for each authoraity and trcn examining maps of these in chronologaical
order, changes i1n the emphasis of housing construction are brought
out

A general analysis of council programmes shows that the middle
pcriod, 1953~59 experienced the highest overall level of building
with 41Z of the total, ngainst 314 in the period 1946-52 and R9% 1in

1560-66 The middle period contained the second, substained phase

Table (B 3) Construction Levels

% of totnl Council Councail Building s
Building % of Motal
1946-52 30 7 94 4
1953-59 40 6 82 S
1960-66 28 7 63 5
Total 100 O 78 7

of the post-war housing drive The 1initial period included the

peak years 1948-49, but also the early years before construction

was fully underway, and 1951-52, when there was a decline  Likewise,

the years 1960-66 experienced wide fluctuations, from the low point

of the early 1960's to the gradual revival which occurred after 1964
The public sector provided 94% of housing construction durang

the farst period, but this slipped progressively to 63 5% for the

third Government restrictions on private building 1n the early

years meant thet 1in only four out of twenty-eight nuthorities was

the public sector contribution below 90% Despite the increase 1in

the pravate contribution in the second period there remained fourteen



authorities whcre the nublic sector contributed over 90%  They
comprised three main groups, on Middle Tyneside, Gateshead, Felling,
Hebburn and Jarrow, in the eastern mining area, Easington, Seahamn,
Hetton, Unshington and Sunderland # D , and in the west, (rook,
Sncnnymoor, Shildon, Stanley  The public sector contribution had,
1n fact, aincrensca in tuthoraties such s Brandon, Shildon and
Chcster U D By contrast, in two authoritics (Whickham with 41%
and Boldon with 31%) the public scctor contributed less than half
the completions  These areas were fore-runners of the suburban
wave moving outwnrds from the urban centres  Other arcas where
the public share was below the overall figure included the main
urban centres, Sunderland (76 5%), South Shiclds (82 8%), Durham
(62 9%), Consett (73 2%) and Bashop Auckland (85 2%), also the
emerging second gencration of "suburban" authorities, Blaydon
(65 3%), Chester R D (79 4%) and Ryton (Bl 5%)

During the period 1960-66, desnite a further sizeable fall
1n the share of construction within the pubhlic sector, 1t actually
incrensed in ceritnin cases, notably in Easington, Sunderland C B ,
Soutn Shields and 3oldon The reasons were varied, but principally
concerncd slackness of demand in the mining arcas, shortage of land
for private development in the main urban areas, plus Green Belt
restrictions affecting private building By the 1960's there were
st11l three authorities i1n which the public contribution exceeded
90%¢ (Easington, Brandon, Shildon) For Sunderland and South Shields
the figures hnd 1increased to over 85%, other areas with contributions
1bove the overall figure included Tyneside authorities(9) and the

static mining districts(10) A wide sweep of the coalfield waithan




reach of the main areas of employment growth had experienced a

large fall 1n council building relative to that by pravate

enterprise The area with the public contribution below 50% covered
a central proup - both Chester le Street and both Durham authorities,
plus extensions into lest lyneside (whickham, Blaydon, Ryton), North
Dast Durham (Boldon, 'Jashington, Sunderland R D , Houghton) and

Lanchester - Conssett in the west

Table (B 4) Analysis of Construction Levels by means of Location

Quotients
Number of authorities with - | 1946-52 | 1953-591 1960-66 | Total
(a) Location Quotients 1 13 13 8 13
(b) Location Quotients 1 15 15 20 15
Upper Quartile Value 123 111 1 03 115
Lower Quartile Value 0 76 0 70 0 66 0 74
Inter-Quartile Range 0 23 021 0 18 0 211
Total Range 158 2 35 2 13 1 31
.

Table (B 4) points to a number of features in the chanping
pattern of council building, when examined in conjunction with
distribution maps for the three periods(1l) Whereas the inter-
Quartile range has successively fallen, leading to an increased
bunching of values in the middle of the distribution, the total
range, after a large increase between the first and second periods
fell slightly in the third The extent of the increase was largely
attributable to the overspill programme undertaken by Felling, the

remaining authorities showed practically the same distribution as




in the farst period The third period, however, brought about
a substantial change, because, while some authorities received very
little new building others undertook substantial programmes
Despite the increased divergence between extreme values there was
a fall in the inter-quartile range By this time only eight autho-
rities remained above the quotient level of one
An examination of the maps i1n chronological order is valuable -
(1) 1946-52 During this period the two areas of relative gain
were, (a) 1n the north-east a compact group of populous authorities -
viz Boldon (R 13), Sunderland R D (1 91) Sunderland C B (1 27),
Houghton (1 52) and between 1-1 3, Jarrow, Hetton, Felling, Such
Shields, (b) a group in the South-South-West including Durham
R D (163), Brandon (1 61) and Spennymoor, Lanchester, Durham M B
between 1 1-1 2 The areas losing relative to population fell into
three groups - (a) 4 large part of the north and north-west, with
a core of lowest values in hicklam (0 57), Gateshead (0 58),
Stanley (0 61), Chester R D (0 73), frinred by areas with slightly
higher values in Ryton, Blaydon, Consett, Chester U 0 , Washaington,
() A South-sastern group of Seaham and Easineton, (c) In the South-
west, Bishop Auckland, Shildon and Crook, with values between O 55
and O 8

This 1initial pattern was fairly complex and has been gradually
simplified in successive periods
() 1953-59 The same number of authorities exceeded the quotient
level of one, but their distraibution altered somewhat With
respect to areas of relative gain, sroup (a) in the north-east

comsolidated 1ts position and values increased markedly in middle




Tyneside The loss of Houghton and Boldon was compensated for
by the addition of YUashington and Hebburn  Illustrative of the
rise in values were I'elling (R 91), Hebburn (1 90) and Jarrow
(1 31), the Sunderland authorities and oouth Shields were more
stable

The most notable increase occurred in the South-east where
Seaham (1 25) and Easington (1 35) improved markedly In total,
there was now a high concentration of high values in the eastern
belt

The group of high values in the South had contracted notice-
ably wath the loss of Durham M B , Snennymoor and Lanchester
Even 1n the core area, Durham (R D ) and Brandon (1 0) lost ground
heavily, though this was partly comnensated for by increases 1in
Chester U D and Shaldon

Areas of relative loss now formed two groups - (a) those
authorities in the north and north-west, though with a westward
shift in emphasis from the earlier period, with a core of low
values (0 55 to O 7) in Consett, Stanley, Blaydon and V'hickham,
this was surrounded by areas with quotients between O 74 and 1 O
1n Ryton, lanchester, Chester R D and Houghton, (b) the area of
lows 1n the south-west was now linked with that in the north- west
through the addition of lanchester The south-west generally had
higher values and only Bishop Auckland was below O 74  Hence,
the concentration of low values was showing more clearly an the
west, though a number of areas of low values were scattered
throughout the coalfield - e g Durham M B Boldon and Hetton

(0 65 to 0 75)




(3) 1960-66. The changes which had begun to be apparent earlier,
were now speeded up The area in which quotients exceeded unity
had contracted to a narrow belt along the east coast from Easington
(1 47) to Sunderland C B (1 48) with an extension to East Tyneside
To the north-west this area was fringed by areas in an intermedinte
position (between 0 9 and 0 95) 1n Gateshead, Chester P D , Chester
U D, and Houphton By this stage many western authorities had
slipped to the lowest group (=0 74), the only exceptions being
Brandon, Bishop Auckland and Shildon in the south-west The lowest
values occurred in Stanley (0 27), Consett (0 31), and Crook (0 32)
and vartually mal in Lanchester The zone of low values included
practically the whole of the west and swept round to the south to
include the Durham authorities and Hetton  Peterlee New Town
largely accounts for the healthy figure in Easington R D In total
therefore, the picture i1s one of successive contraction towards the
north-east, and in particular the dual poles of \'earside and Middle-
Tyneside, with quotients decreasing outwards from this core The
anomally of the south-west has been discussed earlier (see P 48 )
The reasons behind decreasing construction levels in particular areas
have already been mentioned (see ° 46 ), however 1in this context

1t 1s also necessary to remember that internal population movements
had occurred since the end of the war The population figures

from the 1951 Census had been used 1s the base year apainst which
relative changes were measured and thais had had the effect of
exaggerating certain changes i1n order to focus on the trends in

areas of greatest gain or loss



Map (B.1) showing council buildin, for t he whole period 1s,
1n detail, unliie any of the foregoin; maps and 1llustrates how
differins building rates tend to equalaise tnemselves out It
nevertheless brings out the concentration into the north-east,
thus the only authorities with quotients above 1 22 are Sunderland
€3 and R D , Boldon, Felling, Hebburn, Jarrow From the core
area movinc outwards values decrease, thou h the area betwesn
1 0-1 22 sweeps southwards to include Lasington, Durham R D and
Brandon. The area of lowest value (=< 0.,74) occupies a broad belt
in the west from Bishop Auckland to Whickham, in the north-west
Blaydon and Ryton form an isolated pocket with values between
0 75 and O 79

In total, there 1s evidence of a nrofressive concentration
of council building relative to population, firstly into certain
conurbation authorities in the north-east, and to a lesser extent
upon the more prosperous mining districts in the east and centre
The west, as befits an area of ecconomic decline, has a shortfall
of new housing relative to aits share of population ain 1951 Never-
theless, 1t 1s important to recognise that councail building is still
a relative "equaliser" as shown by the fact that the range in value
for the total period (1 33) 1s far below that for any of the three
constituent periods In this study council building has been viewed
1n an overall sense for the period 1946-66, and patterns interpreted
as far as possible on a geographical basis However 1t 1is necessary
to remember that when individual proprammes were carried out, much
depended upon local circumstances and the nersonalities involved,

along with numerous other intangibles




The correlation coefficient measuring the relationshap
between the distribution of house building and the dastribution of
population at the time of the 1951 census at the local authority
level, andicates a small negative correlation ( - 0 36) This 1n
1tself does not provide much information, and in fact the situation,
as well as the trends over time are brou.ht out more clearly with
the aid of the "Area and Index of Concentration(1R)" For post-
war public housing the index remained above 60 throughout, but this
was considerably below the figures for private building (see P 121)
It 1ndicates that in spite of the lack of a general correlation
between building and population, building has been concentrated
1nto the ponulous authorities The area of concentration included
10 authoraties during the first two periods, but this was reduced
to 7 1in the third, similarly the index increased from 60 2 (1953-59)
to 66 7 (1960~66) to indicate the increased depree of concentration
Between the first and second periods the trend, though slight, was
1n the opposite direction, with a greater dispersal of building
relative to population The area of concentration has moved north-
wards and eastwards Thus after the first period (see Map B 1)
Brandon, Spennymoor, Houghton, Hetton and Boldon were replaced by

Hebburn, ‘Viashinston, Chester U D , Seahan and Easington Whereas

Table (B 5) Areas and Indices of Concentration

1946-52 | 1953-59 | 1960-66 | Total
No of authorities 10 10 7 8

Index of Concentration 64 1 60 2 [ 66 7 63 2




the area 1nitially stretched from Wearside-Middle lyne to Brandon
and Spennymoor, by the second period it had retreated somewhat to
the eastern coastal belt from Easington to cunderland, and the
Middle 1yne area, though there remained a reduced extension in
the south of Durham R D and Chester UD A more marked change
occurred between the second and third phases, with a concentration
into Middle Tyne, Viearside, and Easington The anomally of Shildon
1n the south-west was attrabuted by the Surveyor(1l3) to the beneficial
mmpact of nearby Newton Aycliffe, where greater emphasis had been
placed upon new industraal employment, than upon the building of
new housing  Apart from this case, and the develonment of Peterlee
1n the South-east, the "urban core" of the conurbation authoraties(14)
comprised the area of concentration

During the post-war period there has been a progressive
concentration of actaivity into the populous north-eastern zone
with the dual noles of ‘learside and 1laddle Tyneside for the
complete period the picture represents a stapge intermediate
between that reached in the middle phase and that reached in the
final phase

Council Building During the Years 1919-39

For the period 1919-39 the Area of Concentration included
twelve authorities against the eight for 1946-66  DNespate thas,
the 1ndex of concentration was noticeably higher, 70 3 agains 63 4,
indicating the higher degree of concentration relative to population,
before the massive council schemes of the major authorities which
have been such a feature of the modern period In the inter-war

years Sunderland C B Built only 4,850 houses against 22,000 since




1946  Before 1939 the emphasis was upon 1 broad belt of coal mining
areas 1in the east and centre It stretched from Easington and Seaham
to Durham R D , the Chester authorities and Whickham The only
representative within the conurbations was Felling  Although fave
authorities were included at both -eriods(1l6), the emphasis shifted
from the more prosnerous of the mining districts into the conurbations
and their fringe  The main area of loss was situated in the north
and centre

The movement towards the north-east has taken place gradually,
from the starting point of the inter-war period when councils wcre
first empowered to build houses for renting by the "working classes"
(see P 85 ) This mechanism was used most in the mining areas which
were reasonably prosperous Areas with least building formed two
groups, firstly, the depressed south-west wvhere there was very little
building at all, and secondly the mainmrban centres, where the
nrivate sector remained fairly strong Subsidies were provided,
but financial dafficulties adversely affected the Tyneside authori-
ties of Jarrow and Hebburn(16)

A comparison of location quotaient values ain the inter-war and
post-war periods, reveals that the range 1n values was much greater
1n the earlier period, as was the inter-quartile range(l7) After
1946 there was far preater standardisation of building nroorammes,
althourh 1t would apnear that demand factors (see ® 80 ) are working

once more towards a greater differential




ETJTION(Z) The Location of Council Housing Developments in relation

to the Growth of the Settlement Pattern in the Post-War Years

A detailed portrayal of the relative changes within the settle-
ment pattern through the distribution of housing construction, will
be attenoted, by considering buildin ratios for individual settle-
ments and also for wards and parishes i1r order to focus upon parti-
cular elements within built-up areas Some indication of the extent
to which building has been related to the distribution of population
by wards and parishes in 1951 1s piven by the correlation coefficients,

thougl once more these have to be sunplemented by 1 more detailed

Table (B 6) Correlation cocfficients for the relationship between

counc1l building and the distribution of population

by wards/parlshes

Mining | Mimng

hotal Survey Area‘ Conurbations | Suburban Zone | Western  Eastern
!
|

0 095 -0 303 0 632 0 300 0 036

| ,

analysis of buildin, ratios for individual units  For the suburban
zone there 1s a fairly hi h positive coefficient, which points to

a situation in which a high »nroportion of existing settlements are
growing more or less in accordance with their size  For the Survey
Area 1s a whole and for the eastern mining dastricts, there 1s no
sipnificant corielation between the two varaables Uithin the
Yestern mining districts there 1s a slight positive correlation
and 1n the conurbations a small negative one This gives some
indication of the concentration, on the one hand into certain wards

within the main settlements Bishop Auckland, Shildon, Spennymoor,




and on the other, into the peripheral wards which contained little
population 1n 1951

Location quotients for settlements enable a1 comparison of
the relative prowth of different towns and villages, while the data
relating to wards and paraistes focuses uvon particular clements
withain the built-up areas Coal mining districts containing 1 larre
nunmber of settlement clusters are probably best analysed by means
of housing indices for individual settlements, especially as 1in
some areas each commumity 1s divided into a number of sections by
ward boundaries(18), so that each ward contains 1 number of parts
of dafferent settlements By way of contrast the conurbation centres
are of an entirely different scale nnd are best examined by using

individual wards to bring out the zones of development

Building Ratios by Settlements

An analysis of a scatter diagram of settlement populations
resulted i1n their division into cight size categories - viz -
(1) 1,000 and less (R) 1,001 - 2,000 (3) 2,001 - 3,500 (4) 3,501 -
5,500 (5) 5,501 - 9,500 (6) 9,501 - 15,000 (7) 20,000 - 30,000
(8) 100,000+

Housaing construction was related to the population 1n 1951, in
order that the ratios would measure pro.ress from that point(19) In
Figure B 3 settlements are shown by proportional circles which
are shaded according to their buildin, rat1os(R0) The area with
the greatest concentration of settlements havang high ratios 1s in
the north-east  Here Felling, Jarrow and Hebburn are prominent,

while smaller settlements on the conurbation frainge also have high




indices - eg West Boldon, tThitburn, Bastletown and Jew Silksworth
If the "growth points' are considered to be those communities which
have ratios above 120 per thousand(2l), they are found over much

of the Survey Area, apart fron their noticeable absence in the
south-west, 1nd south-east (due to the existence of Peterlee New
Town) Ratios of the highest order (above 180 per thousand) occur

1n a number of villages which had populaticns in the order of 2-4,000
people, and which were well placed nucleil suitable for expansion,
this g¢roup includes Brandon, Sherburn, Bowburn, Great Lumley and
Penshaw  For those communities with ratios between 120-179 there

1s a marked concentration in a belt from Esh Tinning in the west,
running to Durham City, and tnence eastwards to Hou hton le Spring
Another group in this category occurs in the north-west with Consett
Moorside, Delves, Hi~hfield and Ilinlaton | 1tios between 75 and 119
generally indicate that the settlements are maintaining thear status
quo with regard to public building 1has groun includes a high pro
portion of the largest centres of population, including. Sunderland
and South ohields, as well as many of the major colliery towns Tnere
are three zones of concentration, the first 1s in the east and
ancludes South bhields, Sunderland, tyhope, Seaham, Murton, South
Hetton and Tlingate The second groun includes Crook, Willingtoaq,
Bashop Auc<land, Shildon, Spennymoor and Tudhoe 1n the south-west, an
area where all the main communities are an this category Lhe next
group 1n the centre, includes centres of varied size from himblesworth
with 1,000 neople, to Chesicr le Street with 15,000, intermediate
between these are Sacriston, Pelton Fell, Pelton and Perkinsville
Over the remainder of the coalfield there 1s a thinner scatter of

cenires 1n the range



file:///imblesworth

Ratios below 7/ indicate varyins de_rces of decline Between
15 and 74 there are a number of major mining towns, as well as
Gnteshead on lyneside In some cases sizeable housing schemes
have been completed but they are small in significance when rclated
to population Settlements i1n this category form enncentrations 1in
the nortn-west, with Stanley, Annfield Plain, Benfieldside, Leadgate,
1n the south-east a1t Hetton, Easington Horden, Blackhnall, Shotton
and Thornley, and also in the striny of settlecments 2long the margins
of the Dast Durham "lateau from New V'ashiagton to Easan, ton lLane,
including ashington Vallage, Jashangton Station, ohiney Hos 1nd
lewbottle lurther settlements within this cate_ory include Birtley,
Dunston, Blaydon and a scatter of snaller »laces

Generally places with rotios bclow 15 per thousand are totally
unsuirtable for building, though in the case of Consett and Durham
City they were already built-up and their modern housing develoments
have taken place 1in Sejarate Communities  Althouch this category
includes 1 large number of settlements, they are generally small in
si1ze and represent haphazard and 1ll-formed remnants of early mining
colonisation Defunct commumities af this kind occur throughout
the Conlfield, though there are most concentrated i1n the north-west
and south-west, where they form close nets of settlement totally
unsuitable for modern development located in areas of greatest

economic decline

The Relationship between Housing Ratios and vetllement Sizes

In a consideration of the distrabution pattern of ratio values

for various size categories of settlements 1t was found that the




conurbations complicated matters for a number of reasons Generally
the commumtiies are of 2 much larper size and the various elements
of frowth and decay are 11l mixed together and not separate as in
the mining dastraicts, also a sustained demand for public housing
has resulted 1n high ratios, particularly in Middle Tyneside
Thus for communities of between twenty and thirty thousand people
there 1s 1 clear distinction between values obtaining in the con-
urbations (228, 136 and 128) and in the mining towns (90,74 and 67)
For most nurmoses comparisons will be made between settlements of
different size categories within the mining districts

Turning to the distributions 1n terms of median ratios (see
Table B 7), there 1s a steady increase from nil for communities of
less than 1,000 people, to a plateau level above 70 per thousand
for those categories with more than 3,500 people With the inclusion
of the conurbation centres the value for the top category rises to
95 From the regression curve (see Graph A 1) 1t would appear that

the nedian ratio reaches 70 per thousand when the oopulation level

Table (B 7) Distrabution of Housing Patios According to Size Classes

Size of Settlement No of Settlements Median Val I QR U Q LQ

1,000 57 0] Q1 3 42 5 Nal
1,000 - 2,000 39 45 0 57 0 114 0 Va1l
2,001 -~ 3,500 34 53 5 55 136 0 17 O
3,501 - 5,500 R4 7 0 41 5 1180 350
5,501 - 9,500 16 79 0 355 1030 320
9,501 - 15,000 12 73 O 315 1010 380
20,000 + 9 95 0 308 132 5 710

74 0(22)




reaches 4,200, and so within the mining districts the median ratio
for all classes above this point 1s steady at between 70 and 79 per
thousand lhis points to a relative lack of council buildiny in

the smallest settlements and then broadly comparable levels for
those with populations above 4,200 A examination of the inter-
quartile range reveals that for settlements of between 1,000 and
3,500 people there 1s greatest variation within the middle section
of the distribution and nlso widest range between the "growth points"
and the great majority of settlements Conversely, there 1s a some-
what greater degree of standardaisation in building levels among

larper settlements

Building Ratios by lards and Parishes

An analysis of building ratios by settlements suffers from
a number of drawbacks, probably the greatest i1s the problem of scale
when endeavouring to draw comparisons between communities the size
of Sunderland (182,000) and those whose populations are numbered
in hundreds The use of wards and parishes generally introduces a
freater measure of comparability although certain anomallies arise
with large parishes which contain few people It 1s possible, by
switching attention to the units which go to make up the settlements,
to focus upon specific zones or noints of development

A striking feature brought out by the map of housing completions
by wards and parishes (Li1g B 5) 1s the grecat scale of building in the
north-eastern section Fourteen of the total of nineteen wards with
more than 1,000 completions are on the conurbation margins  The

largesl ward totals(R3) are greater than the total achieved by Peter-



lec New Town (5,144) Outside the conurbations high buildins totals
are sporadic 1n occurrence

The map of completions 1s best used in conjunction with that
showing ratios of building totals relative to population (Fig B 4)
For this nurn~ose ratios were considered in *erms of whether they
reoresented (a) substantial growth, (b) conditions of equilibrium
with some growth, or (c¢) static conditions usually with the inevat-
able consequence of decline The break points were chosen with the
11d of a scatter diagram, but they nevertneless represent something
of a subjective appraisal of values 1in relation to observations on
the ground, nnd to the overall value for the survey Area (96 per

thousand) The tremendous scale of building 1n the perapheral

Table (B 8) Housing Ratios for Jards and Parashes

E;tegory - Ratio No of 'lards/Parishes No of Houses

(1) =180 per thousand 35 13 8% 54,754 51 8%

(2) 75 - 180 per thousand 52 20 62 ! 24,626 23 3%

’(5) = 75 per thousand ! 167 65 6% ; 26 225 24 8%
—

i Total 254 1 105,605 i

wards of the conurbations has been the result of new extensions to
the commumities which have been pushing outwards on a umited front
from Urekenton (South of Gateshead), through the Leam lane area
and the southern wards of Hebburn and Jarrow, to Marsden on the
south-eastern edge of bouth shields  This zone i1s lainked to that

around Sunderland by a number of wards in Boldon and Sunderland R D ,



though 1t 18 necessary to poant out that while these intervening
areas have ralios in the top category, this hns been achieved by
sizeable addations to existing mining communities and so building
has not been on the same huge scale, also thear piecemeal develop-
ments contrast with the huge neighbourhood extensions rapidly
encronching into the mining districts  Communities like est Boldon,
Boldon Colliery, Castletown and New Washington must have been stimu-
lated to some extent by their nearness to the conurbations which
seems to have had the effect of sustaining the demand for new
counci1l houses when 1t slackened elsewhere (see P L}7 ) Comparable
levels of activity have obtained in some of the inner conurbation
wards with redevelopment schemes(24), but these represent small
ratios when related to population

Outside the conurbations and theair frainge certain sporadic
high values stand out, these are the outcome of twe kinds of develop-
ment, on the one hand the major regrouping centres, as in Peterlee,
Brandon, ' codhouse Close (Bashop Auckland), 3owburn, on the other
hand, the modern extensions to existing towns, as 2t Seaham (Colliery
Ward), South Stanley, Chester le Street (South U/ard), and Blaydon
("inlaton Vfard) ‘The wards which are included in the "growth"
category of Map (B 4) extead 1n 2 belt running south-west to north-
east from Bishop Auckland to Sunderland, which takes in the above=-
mentioned units, plus the wards into which the modern growth of
Shildon, Sneanymoor, 'Tillington and Crook has been concentrated

Arcas with ratios in the second category (75 to 180 per thousand)
form a sizeable cluster an the centre of the Survey Area, this extends

laterally from Esh Winnin. and Sacriston in the west to Houghton



and Sunderland in the east, with a southern nrong to Easington
Lane and Murton This area of general equilabrium contains a
close network of medium sized colliery settlements, the development
of some having been planned as part of the regroupaing polacy
(e g Sherburn, Ushaw Moor, Esh ' 1aning), while in others it was
a natural outcome of their suitability s satellite communities for
Durham City (e g Belmont, Witton Gilbert, West Rainton) Also
ain the vicinity of Durham and Chester le Street there are parishes
with negligible building rates (see Apncndix Table be 11) containing
villages like . 1ldradge, Edmondsley, Langley Moor and Broompark
which are unsuitable for development, or else communities like
Harraton, Shincliffe and Vevill's Cross in which pr wate building
predominates In all, the central belt 1s the aren of greatest
growth outside the conurbation tracts
Over much of the south-east of the coalflaeld the umiformly
low building ratios are accounted for by the heavy commitment upon
Peterlee New Town Generallv sncalking, the closer the settlement 1s
to the New Town, the greater its effect in suppressing growth  Thus
Blackhn1l, Horden, Easington havc ratios between 18 1nd 28, Vingate
and Jheatley Hall around the 50 mark, while Murton furthest away
from the lew Town within Easington R D has a ratioc of 100 The
degree of sclcctivity exercised 1s due in mart to the large size
of the authority, which contains 85,000 people and ten larpge villages
For the remaining western areas of the coalfield the represen-
tation of ratios by wards and parishes prescnts a very different

picture from method (1) (sce P 62 ) In the north-west there is



a greater equalising effect, but in the south-west 1t heightens the
impression of concentration  Much of the area between Stanley,
Consett and the west Tync settlements, contnins very little develop-
ment  In many cases the major colliery settlements contain few
modern houses, while there has been moderate concentration anto
smaller villages such as Burnopfield, Taniield Lea, and Delves
Vard boundarics tend to divide settlements between various wards,
thereby reducing still further the impression of concentration
On Vest Tyncside the three reasonably attractive communities of
Whickham, ¥Vinlaton and Ryton have ratios above 100 per thousand, on
account of their agricultural nuclexr and pleasant situations, above
the valley floor with its accompanying industry Mining and indus=
trial communities (e ¢ Blaydon, Greenside, Chopwell, Swalwell) on
the other hand, have been avoided by important developments

In the south-west representation of ratios on a ward basis
emphasises the degrce of concentration of major housing estates
upon particular wards, and their virtual absence 1in most other areas,
except for a number of small reasonably attractive villages, such

as Byers Green and ' 1tton le " ear The wards with high values are
spread between all the major settlements of the district(30) i1nclud-
1ng Whenatbottom (Crook), Willington South, !Middlestone (Spennymoor),
Woodhouse Close (Bishop Auckland) and Thickley (Shildon) (see
Appendix Table bc 11) It would appear therefore, that regrouping
points have been too numerous to make the policy really cffective

in this area, cspecially in view of the economic contraction which

has taken place



The two methods of analysing building ratios have to some
cxtent supolemented one another They have been used to 1llustrate
*he relative levels of development in various settlements, and
1lso mo € specifically, to focus upon the particular sections in
vnich building has talen place  Furthermore, they give some
indicntion or the implementation of the policy of regrouping
or selective developmenb, on the ground In this respect 1t would
apncar that the policy has been most rigorously applied in the
south~east, while 1n the west where economic contraction has made
the nced for regrouping even more urpent, 1t appears that the growth
points were too numerous to be really effective At thc opposite
erd of the scale, haghest construction levels have been achieved
in tie comurbations, with signs of 2 movement into parts of neigh-
bourins authorities Between the two cxtremes, the conurbations with
high levels of activity, and those colliery districts sith selectave
dcveloment and/or low levels of activity, tnc central area and thc
margins of the LCast Durham Plateau have experienced moderate levels

of development, fenerally evenly distrabuted

The "hysical Expression of Council Housing Developments on the Ground

In terms of the physical expression ol local authority housing
developments on tre ground and their relationship to the settlement
pattern, there 1s once more a clear distinction between the conurbat-
1ons and the mining distraicts

1 2thain the former areas new housing falls into four basic

c1tegories For the central areas a number of redevelopment acheme-



have been underta'en, these account for 2,360 dwellinpgs in Sunder-
land, 1,080 1n Gateshead, and 660 in Jarrow On a smaller scale

are the 1nfilling developments on vacint land within the urban

arca, which in the case of Gateshead accounted for 670 dwellings
Numbers were much smaller in other areas Of a similar kind are the
perapheral estates which have extended estates whose construction
was halted by the outbreak of the Second YWorld "'ar, Beacon Lough
(682), Lobley H1ll (703) and Coach Road (285) in Gatesncad are

of this type, ns 1s thc much larger Marsden Estate (2,436) 1n South
Shields The fourth category comprises the major peripheral estates
comprehensively plonned as neirhbourhood units  The aeighbourhood
concent was adopted during the ycars when building was resumed after
1915, due to the renlisation of the need fur community facilities

in large low-density housing schemes 1acilitics have therefore
been provided 1n sroportion to tie populrtion to be served, relating
to shopping, education, health, snort and recreation It 1s these
facilities, nore than anything else, which differentiate post-war
schemes from their into-war counterports Around Sunderland there
are two grcat clusters of meighbourhood units in the north-west and
south-west, each unit contoins between 1,800-2,800 dwellings and
houses from 4,400 to 9,700 people On lynesidde, Fellin, contains

the massive cxtensinn of the Lean Lane (3,974) - Vardley (628) cstates,
which are contiguous with the modern extensions of Gateshead (freken-
ton -~ 1,372) and Hebburn (2,612) These peripheral housing develon-
ments have beoen affected by the degrec of mining subsidence, sonme
arcas were sterilised for buildin , whilec in many others the National

Coal Board specified particular types of semi-dctached houses wath



reinforced foundations, 1in order to qualify for their subsidies(25)
The slowdown of mining 1nd the usc of modern buildin_ techniques
have reduced the significance of this factor  In 1955 a Green Belt
was creatced to prevent the excessive growth and mcrging of Tyneside
and earside 5o far 1t has operated in cuibin~ the extension
of South Shiclds and Gateshead most of »11, though 1in 1961-65 more
land was released for development 1t Harlow Grecn, thereby producing
a renewed surgc in the outward expinsion of Gateshead

The nousing layouts of the modern neaghbourhood units arc
mostly convontional an design with low densaity semi-detached
housinr, though later estates tond to be rore varied and contain
larger numbers of tepraced houses and flats  This is 1llustrated
by the oro.ressive incrense in residentinl densities for housing
schemes 1n ounderland he early post-war scheres 2t lhorney Close,
Pennywell and arringdon hove densities of 11 to 12 houses Jer acre,
Town End Farm built between 1960-63 hac a density of 25 houscs per
acrc, 1nd Gilley Law built 1965-66 a density of 45 per acre obtained
wilh the usc of flals  Hi_her densities als» prevail in the contral
re-develooment areas, with Beverley Court, Monkwearmonth (1960)
having a density of 33 dwellincs per acrc, and Name Doiothy Strect,
36 per acre Later schemes have 1ore varied layouts, varinnts of
thc Radburn Plan are found in the later phases of the Leam Lane
Estatc (Felling), ! hiteleas and Biddick dall (vouth Shields), Down-
h1ll and ' hitherwhack (Sunderland) Rccent developments have endca-
voured to bring greater variety to the housinp, to make the estates
rnore attractive nnd at the same time save land In total, the are=n

1n residenti~l use 1n the conurbations cxpanded by betwcen 30 and




407 during the period 1946-66, while tne population was static
Future housing is to be channelled increasingly into separ-
ate communities, such as Viashington Vew lown and Silksworth Town-
ship The "ormer will be dencndent upon the voluntary movement
of ponulation(R6), the latter 1s beang developed by sunderland
Corporntion to accommodate 20,000 drawn from the expainded arca
of Sunderland C B (27) In view of past exoierience, modern schemes
1am to build for 2 greater balance in age and household structures
With reprard to the colliery distriacts, much has been said
concerning the inherent problcms of the settlement pattern and
the difficulty of expending 1t in the modein period to give
convenient nd attractive communitics conducive to modern economic
developments (see P 23 ) In responsc to the recommendations in
the County Develowmnent Plan, council housing has been more selective
than in previous periods  Necverthelesc 1t must be remembered that
the post-war housing drive was in full swing when the Development
Plan was produced, and so housing schemes were already underway 1in
some settlements which were not suartable for cxpansion Also 1t 1s
sonetimes very difficult for local councils to resist pressures to
build 1n all the larger communities no matter how 1ll-suited for
gxpansion The refusal of councils to build i1n a number of notable
cases, such as Lenrley lloor, have been responsible for the contin-
uing furore in local polatics on this issue In a number of other
cases scttlements classified as unsuitable for develomment in 1951,
possess locztions whosc advantapes overruled this, Ryhope and Castle-
town near Sunderland are cases, as are Carrville, St Helen Auck-

land and Sunniside (Houghton) close to cxnaading coalfield towns



A major problem has been to weld togrethcr 19th century
terraces and inter-war cstates which were frequently built in
1solation from the settlement as a whole Thc creation of =
community with a real focal point 1s ienerally easicer where there
1s 1n agricultural nucleus, cven then the scttlements mhy have
strag,_led outwards to such an extent thnt new estatcs are out on 1
lamb, while the heart has decaysed and no longer provides n focal
point Inis 1s 1 common feature of thc linear settlements 1n the
west and along the margins or the Last Durham Plateau, with scttle-
1ents like Spennymoor, Hourhton anc Hetton

Many of the post-war estates form continuations of estates
begun 1n the 1930's, though larpe comprehensively planned neighbour-
hood units have becn attached to the main towns 1nd better regroup-
ing villages  The only development comparable in size with those
on the conurvation margins i1s Poterle. with 5,140 dwellin.s, smaller
ne1_hbourhoods have been attached to Durham (P'ramwellpate Moor-950),
Bishop uckland (1,610), Vashington (Coach Road - 610) and Chester
le Strect (" st Lane - 770) The best ex~mples of neighbourhood
units 1n regrouning ccntres are thos of Brandon (1,050) and Bowburn
(760) Throughout the colliery districts most local authority hous-
ing developments have taven the form of peripheral extensions, very
little re-development has taken place In the early post-wuar years
new cstates were often rclated o "long-life" collieries A number
of these collieries are now closed and so the centres concerned
seek tn "ttract new industries by having the attraction of 1 readily
available labour pool This 1s the case, for example with Brandon,

Bowburn and Spennymoor



SECTION(3) A Consideration of Factors Underlying the Need for

Housing Construction

The detailed pacture of council building so far outlined
nceds to be related in some way to the underlying influences which
affect the demand for new dwellangs in the public scctor, in thas
context 1t 1s 1 misnomer to refer to them as demnnd factors, because
by considering them in retrospect they partly reflect what h-s
hapnened in addition to having conditioned 1t  Nevertheless, 1t
1s hoped to provide a demand framework ‘1lhere are certain problems
of quantification, which will not be dealt with here, as they -re
beyond the scope of this study
The facters to be cinsidered are -

(1) Demographic changes

(2) ™Population laigration

(3) The reduction of overcrowding

(4) Slum clcarance

(5) An incre~sed vacancy rate
Culllngworth(ZB) has pointed to the continuing demand for new
accommodation in parts of lLancashire with static or declining popu-
lations, which stems from incrcascd rates of household formntion
Chanres 1n demographic structure are rcsulting in smaller famly
s1zes, mirringe rates above the rates at which households 'die out"
and feneral increases in headship rates

Throughout the period 1946-66 County Durham had a barth-rate
above, 1nd a death-rate marginnlly below, the national figure(29)
Heavy outward migration has kept population increases downy for the

coalficld area there was a 1 9% increase between 1951-61, and 1 O 6%




decrcase between 1961-66  Out of the total of 28 authorities, 11
recordec decreases between 1951-61, and 13 between 1961-66  In
terms of houschold structure the aren started waith larger familics
than i1n the country as a wholi, but the rate of 1increase 1n house-~
101ds for 1951-61 (0 93% p a ) was below the national faigurc (1 21%
pa ) lror 1961-66 the Durham fipure remained the same, though the
pattern of distrabution altered radically, and there were two
categories of diverging trends, 1llustrated by an increase in the
inter-quartile range from O 48 to O 95 DNurang the decnde 1951-61
areas of preatest increasc vere confined to the conurbation maresins
1in Felling, ¥Whickham, Boldon and Sunderland R D (see Fir, BC 7)
Lowest valucs uere found in 'lest Jurham, on 1yneside and in Hetton
For 1961-66 values increased (= 1 7% » a ) 1n a broad belt closely
corresponding to the zone of suburbanisation (see ° 108) There
was a fall-off in the rates of increase i1n househnlds which affected
two main areas, the inner conurbation authoraties, and the declining
colliery dastricts

Net out-migration from the Survey 4rca increased fron O 67%
per anaum for 1951-61, to O 82% pcr annum for 1961-66  Howcver
the number of authorities with losses fell from 23 to 19, due to
the increased scale 1h certain arcas Oncc more there 1s 2 case of
diverging trends between the zonc of suburbanisation, the conurbations,
and the static colliery districts (sce ’ppendix Table bc 14)(30)
Migration 1s a haigh selective proccss on nccount of the differentinl
mcbalaty of daifferent age-groups In the mining districts there
has been a considecrable loss of school-leavers and yourg adults

duc to the lack of employmcnt opportunities Jurham ( 1ty attracted



school-leavers, but vith 1ts lov powers of retention there wns an
outflow of young adults(31) This orocess was reversed in the
suburban fringe areas of Boldon and Sunderland R D , where thcre
was a loss of school-leavers and a gain of young marricd couples
In the major urban centres therc was 1 gaan of youn, pcople seeking
cmployment, but a 1loss of young marricds sccking better living con-
ditaons Arens of greatest population loss, esdecially in the mining
districts, have experienced 1a increcased bias in thcir nonulations
townrds older age-groups, and this leads to a sizeable denand for
0ld pcorlets bungalows

A stidy of housinf construction in the East Midlands(32)
stated, "It 1s 111 too often forgotten that because buildaings are
immobile, migrations affect the demand for new construction in one
direction only, namely that of increascs in population® In thas
conncetion local ~uthorities tend to avoid the responsibility of
housin, "“outsiders" without first 1 werioé of residential qualafa-
cation for the housing last, and in fact internal pooulation move-
ments hove groater 1mmecdiate significance in the private sector
However movers may pnass through a transition-ry phase in private
rented accommodation before obtainin_ 1 council lettaing

Traditionally County vdurham 1s an area witn larger than average
families, 1 high barth-rate, a very hia h proportion of small dwellii .
and poor living conditions 1n generel Tor these reasons it has
faced serious »roblems of overcrowding The Overcrowdang Survey of
1936 pives nn indication or the seriousness of the situation at the
cend o the war, because, despite the housc building of the ye-rs

1936-39, the cessation of buildiig in the years 1940-45 must have




produced overcrowding at compiarable levels n 1946 For kngland
and linles, 3 8% of families were livin_ 1n overcrowded conditions(33)
County Durham with a figure of 12% was the most overcrowded County
ana thc Survey Area contained the authorities with the worst figures,
conditions were the worst in the country with the three most over-
crowded County Boroughs and cight of the twenty most overcrowded
Boroughs and Urban Dastricts The Tync- enr complex had the most
continuous serious overcrowding with Hebburn, Jarrow, Felling,
Gateshend and Sunderland C B above the 15¢ level Much of this
was accountcd for by the very small deasely nacled "flattedterraces™
peculiar to the arca In the colliery castricts the incidence of
servere overcrowdin, was more sporadic The worst areas were 1in
the north-west 2t Annficld Plain, Benficldside(34) and Chester R D ,
and in the south-east at Dasington  Overcrowding was least scrious
1n two areas, the relalively prosperous belt in the ecast with Boldon,
'ashington, Houghton, Senham, Jurham R D,, and in the soutn-west =an
aren which included Spennymoor, (roock, 'T1llington(35), Bishon Auck-
land and Shildon, where economic decline sct in earliest due to the
exhtustion of conl seams and lack of alternnrtive employment

In census materinl relating to overcrowdin,, 1ts definition
has varied, and the point At whica 1t was rerardcd ~s serious hos
lowered s living stondards have risen Ovcrcrowding is therefore
regarded merely as a useful comparative measurc In the 1951
Ccnsus 5 5% of Durham's pohulation was livan at 1 density above
2 persons por room, which represented 2 considerable declaine from
the 1931 fipurc of R0 3% Neverthcless, the faigurc was still the

worst in the country ' aithia the Survey Arca the main dafference



betwecn Tyncside-'carside, ~nd the collisry districts, lay in the
pcercentage of households overcrowded, rather than in the percantage
of pooulntion laving at densitics above 2 persons per room (see
Appcndix Table be 15) This points to penernlly smaller households
bcing overcrowded in the major urbnn ccntres

Using a number of tables “rom thc 1951 Ccnsus Burnctt and
Scott (36) took several criteria of housing conditions to dclimit
thce major "Black Smots" 1n the country lhe factors considercd
werce, the porcentage of dwellings with 3 rooms or less, the proport-
1on of houscholds without a fixed bath, thc -roportion without the
exclusive usc of 1 toilet and the pcreentage of dwellangs rates
at £10 or lecss Two of the ten "Bloack oSpots" were partly or wholly
within the Survey Area --- "Tyneside - ounderland', and "the Durham
Coalfield" On all counts the latter showed up badly, and the
former was on a par, uxcept as rcgards rateable values NDesmite thas,
a lowcr proportion of houses had been schcduled for slum clcarance
than i1n other "Black Spots" The authors concluded that the ‘Durham
Coalfi1eld" containcd thc greatest concentration of sub-standard
housing in relation to the total stock of any arca in the country

Desnite the considerable nlleva-tion of overcrowding during
the 1950's county Jurham rernincd worse off than any othcr Countye.
The proportisn »f the popula 1on living nt over 1} persons per
room fell from 18 5% to 9 74, and of ho;seholds from 11 0% to 4 9%
In 1961 the bias of overcrowding remained towards the northern
section, but between 1961-66 therc was accelorated umprovements,
largcly due to the slum clearance draves of authoritics like Gates-

head, Jarrow and Sunderland Arcas which began to lag behind were



thce South-~west and Seaham-Hetton

Overcrowdin, has been greatly alleviated since 1946, though
spact standards remain lower than in most other regions, in ndditaon
to ncw buildaing, outward mipration has helped to casce the problem

In view of the unreliability of figurcs rclating to tne
designation of slums, and the irpracticabality of defining a slum,
1t 1s proposcd here to deal with tne number of “Youses cleared between
1956-66 1n the slum clearance drive  The numbers clcared range from
59 1n Boldon, to 4,410 1n Sunderland C B In order to draw compari-
sons, the numbir of slums clcared by cach local authoraty was repro-
sented as a Jcrcentage of council nouse completions(37) and as a
ratio pcr thousand inhabitants (scc Apoendix Table bc 16) Slum
clearance assumed great importance to the programmes of most western
authorities, thourh 1ts significance appeared much less when measured
agaainst population It was also uxtremely imoortant on Tynesade
(Gateshcad, Jarrow, Hebburn) and the neighbouring authoritics of
Chester R D nand Hou hton  olum rehousin, was of least significancc
relotive to building levels in the castern scetion, plus Durham M B
and R D an the south In this rcspect Consett formed a noticeable

anomally i1n the west  When cxamined in terms of the number of slum

clearsd per thousand inhabitants the haphest valucs were more localiscd

they were found in Jarrow, Spennymoor, Brandon, Houghton (all = 45%)
Moderate vnluws obtained ovcr a brond bcelt ain the north and centrc,

while lowest values were recordcd by Boldon and Sunderland C B , by
1 south-castern group comprising Chester U D , Turham II B /R D s

Easington, Sctham, and by Consett and lcst T1ynesade



There 1s a gencral bclief of the necd to build for a certain
margin of propertics to cnablc a greater mobhility between daffercnt
types of propcrty, according to th stage reached in the famly
cycle So far forward plannming of this kind has only becn well
developed ain the casc of Sunderland with i1ts larpe stock of wvaried

house typcs situatced 1n varying locations

The Allocation of Council Tenancies

In an examination of the pattern of allocation of council
tenancies, rcliable fipures in a sufficicntly detailcd and usable
form were onlv readily available for the central colliery district(33)
This provides somc pointer to the overall picture, though care must
be taken 1n makang fencral deductions  The fagurcs (see Table B 9)
represcnt ~ pattern which 1s repcated fairly consistently though
with changes in emdhasis from one arca to another according to
variations i1n the "housing climate"(39) The stataistics indicate
two important "breah points" in 1957 and 1964, which mark changes
in darection concerning ntllocations During the years of the carly
post-war housing drive th. two chicf categorics were the relicf of
overcrowding (319) and thc housins of sub-tcnants (29%), espccially
marricd couwdles lavin~ with marcnts, Mcdicnl officer of Health rccom-
mendations on account of T B and other respiratory complaints ~ce
counted for 13%, while rchousing peonle from condemncd proocrty
accounted for a2 rurther 114 By the middle phasc (1957-63) attcent-
10on shifted to housing pcople displaced by slum clcarance (4C%) and
the housing of old nmeonle, their combined allocation rosc from 14%

to over 604 Thc reliaef of overcrowding was much less pressing than



Table (B 9) Allocation of Council Tcnancies

Reasons 1046-56(%) ~  1957-63  1964-66
Ovorcrowdang 31 0 10 0 60

Sub-Tenants 29.0 20 O 26 O
Slum Clearance 11 2 40 4 25 2
Aged Persons 2 5 19 7 16 5
M 0 9 Rccommendations 13 1 R 4 -

Misccllanecous 10 © 75 26 3

in thc c¢orlicy period, though alloc-~tions to sub-tenants was morc
stable, and 1n fact has remaincd so taroughout. A further re-ori-
entation of polacy in 1964 and the rcstorntion of "gencral needs"
subsidics, meant that rehousing oconle displaced by slum clcarance
slipocd 1n importance nd was stabiliscd at a lowcr louvel than
durine the ycars of the slum clcarance drive  The housing of old
pcople remained important, and lettings to sub-tenants increascd,
with young marricd couples livaine with »arcnts beanc largcly res-
ponsible  Pehousing peonle boecausc of ovcrcrowding and respiratory
comnlaints were no longer important categorics

In this general diascussion of the factors uhderlying the necd
for new accommodation, the various componcnts nave not becn quanti-
fi1cd, nor has the Jdemand for spccific types of accommodntion been
considered It 1s dafficult to separate out the demana for public
and private rented accommodation, and even private accommodation for
owncr occupation to some cxtent, in addition not all demrnd results

1n new construction tor County Jurham 1 large part of the total



demand duriqy, the period 1946-66 has been concentrated in the
public sector As DNonnison(40) points out "in the housia, ficld,
as 1n othcr sphcres ot investment, stabilaty places » specaally
hcavy responsibilaty upon govermment to briig absut the modoernisat-
10n ane replaccrient wnach cleewhere occur s a by-product of -ore
rapid and widesprend economic develoment"

Speculative builders can respond to a demand for dwellings
for owner-occupation wherever 1t may arisc, as they are not ticd
to particular locations  Local councils, on thc »ther hand, are
concerncd with meetaing the need for nccommodation which cxists
within taear own administrative arcas In thc cnsc of council
programes this does not ncan that areas of preatest need will
necessarily rcspond with the bag cst prograimes, such antcngibles
as the policics of councils and tae personalitics involved alsd> have
influcnce  The attitudes of progrcssive authioritics m y work agninst
the "natural trend” of an area, 101 (xample 8hildon was spurred to
activity partly as a rcsult of nearncss t> VYewton Aycliffe and built
mor< houscs (see P 48) to bcttur space standards Therc was a
similar trcnd in Bishon ducklqnd arter 1964 when a large estate of
houses was built to Parker-Morras standards  In Consett the councal
endcavoured to stimulatc development right from the carly post-war
years by providing plots for thc creetion of expensive houses in
the prestige communiatics of Lbchester and Hamstorley Mill  More
reccently the council built houses for sales an Leadpate (1966-67)
Such schemes represcnt attoempts to encourape a social baleance 1in
an area struggling 1, ainst locational drawbacks By contrast

certain olner councils actively discouraged »nrivate builders and



thereby failed to realise the potcntial of their locntion(41)
Local variations nnd 1diosyncracics are imrortant, though they
should not detract from thc geozraphicnl interprctation of the

overall pattoern

SECTION(4) Thec Housing Programme in Lnfland and Wales since the

Sccond ¢ orld Wwar

During th poriod since 1946 both the public and private
housiny secctors hav  been stron, ly influcnced by government measurcs
aimed 2t ruadaing the role of the consiruction within the national
cconomy A bi1icf examination of lhuse mcasurcs aids the interprctat-
1on of devclopments in (ounty Durham

During the war years 1939-45 there was a virtual ccssation
of buildinyg, whilce over the same period 208,000 dwellings were
destroycd, 250,000 werc rondered unfit for habitation, and a further
250,000 were severely demaged(42)  lhese fipurcs added to the hous-
ing shortage in existcnec 1in 1939, as did the incrcasc of 804,000
familics rcquirang accommodation  The total housing shortage in
1945, cstumatcd At around 1,350,000, was of crisis proportions  This

fipurc took no account »f the necds arising from the replacemcnt of

obsolescent and unfit dwellings, thesc coulc not be tackled during
the 1natial stapes of thc hrusine drive
Before the ™mermancnt hcusing" programme was fully implemented

emergency accommodation was provided by tn  patching up of war

damaged dwellings, the conversion of large houscs and the erection
of temperary prefabricated dwelliags It was also esscntial to

restore the construction forco to full strength  Wiaith the 1id of



- - ’

tight government control over all aspects of the building industry
the way was preparcd for the housing drive to bcgan  Controls
extcnded over housc desipns, layouts, methods of construction =nd
materials  The Socialaist Government cloected to nower in 1945 belicved
that es "housine necd" rather tnan the ability to pay wnas to be the
chicf cratcrion i1n the allocation or housing  Exchequer subsidaes
should be extendcd to cover 111 house bualding  Also quotas werc

to be imposed which would limt pravatc buildin to a minor
subordinatc role Local housing pro_ramm.s wcre rationcd according
the level of housin, necd" and allocntions to privatc builders werc
determinced 1n the lirht of resourccs and the size of the council
buildine pro,ramc i1th thesc variosus measurcs in force buildang
by local authoraities incriased dramatically, from 22,000 in 1946 to
over 175,000 1n 1948 1he restractions on praivatc building, howcver,
neint that its share of totnl housc building fell from 55% in 1946
to luss than 15% 1n thc ycars from 1948 to 1951  In this way the
first sta,c of thc housing drive w-s implomentcd radidly, but as
carly as 1947 a1t was affectcd by the sct-bock of th belance »f
nayments crisis  In addation the rush to start ncw building overleoaded
the construction industry The national target had to be reduced
from 220,000 dwcllanss per annum to 200,000, but cven this was not
c¢1s1ly attainable in the face of the balance of oaymuents crasis
Totnl housc construction after reaching a peak level of 206,000
dwcllings in 1948 tcll to the 170,000 mark in the years 1949 to 1951
This proces of utilising housc building as onc of the principal
rcgulators of th. economy has becn uscd on a numbuer of other occas-

1ons 1a the post-war pcriod(43)  Apart from holding back most council



building programmcs, the prevailing cconomic conditions were also
responsiblc for a recduction in the numbcr of building liccnces
grantcd to praivatc builders The numbor »f privatc houscs crected
fell from 40,000 1n 1947 to 25,000 1n 1949 and then to 21,000 1in
1951

The first phase of the ~ost-war housing drave was brought to
an e¢nd by the change of povernment i1n October 1951 when the
Conservative Party was clected to power By this time the shortage
of matcrials was easing 2and the g neral economic conditions permitted
an expansion 1n the housing prosramme  The relaxation of buildang
controls begun by the Labour Government was continued, nrivate
builders wcre graduillv given more room to manocuvre so that there
was continuous expansion after 1951  In the 1nitial period of
Conscrvative govermment expansinn wns more significant in the public
scctor, and 1t was only 1l~ter thnt the cmph-sis shifted to private
gnterprise through the fosterang of owner occupation The first
objective of the adminmistration was to reach the total of 300,000
dwellings per annum promiscd in th. election campaign To thas
vnd local authority building was 1ided by increased subsidics.
Also thc admainistrative control of councal programmes by means of
allocations wns replaced by . more cxpansionist policy of targets
Public building re-nched 1ts post-war nca' at 220,000 completions
per nnnum 1n the years 1953-1954, but in order to att~in this level
there had been a reduction a1n housing stancards espccially with
regard t> floor areas

Once the combined level of public and private housebuilding

had reached 300,000 dwellings per annum, (ain 1954), attention was



turned to other probleris 1n particular those of maintenance,
wmprovement, and the resumption cf slum clearance  The years 1954
to 1957 saw 21 complete re-orientation »f the national housing
prof ramme Farstly, controls on oravatc construction were eased and
then licencing was finally abolashcd ain Novembcr 1954, this helpcd
bring about thc¢ overloading of the construction industry  Partly
as a consequence of this and partly as a result of the gcneral easing
of the housing shortage, concern over the total cost of Exchequer
subsidies, and 1 preference for owner-occupation on the part of
the governing party, local ~uthorities wcre persuaded to restrict
their programmes to the number of houses required for slum clearance
purposes  Exceptaons were mnde where private enterprise was unible
or unwillin, to mect reneral needs

The 1956 Housing Subsicies Act markcd the end of i1ndiscriminate
government subsidies  In their nlace soecific subsidies were imed
at fostering certain kands of huilding, in particular for slum
clearance, for overspill and for tie housing of old weople
However, subject to the restraints impascd by rising interest rates,
hifher land prices and building costs and thc withdrawal of general
subsidies, local authorities were given gre-ter freedom to determine
their building policies and werce no longer obliged to contraibute n
subsidy from the rates before claiming Exchequer Subsidies Follow-
ing the measures directed at a return to quasi-market conditions
the privatc contribution of tobtal construction rose from 14% in
1951, to 26Y 1in 1954, by 1958 1t exceeded the level of public build-
1ng nd reached 63% in 1961

The 1961 Whate Paper on housing set out its aims much the sane




as 1ts 1953 predecessor Public building wns to cater for slum
re-development, overspill and the relief of overcrowding, but as
areas with worst problems often posscssed the poorest resources
extra help would be »srovided in such casecs

Betwcen 1960 and 1964 there was little change in the relataive
stinding of public and private buildaing  In the 1964 General Llect=-
1on, housing had once more becomc 7 major issue  Donnis on(44)
attributes this to - (a) the rapid increase in households requiring
accommodation, (b) the increasad bairth-rate of the 1950's, (c) the
continued demise of the praivate land-lord, despitec the repeal of
the Rent Act, ~nd the resulting shortage of renting accommodation
and (d) the publicity ¢iven to homeless families

With the return of the Socinlists to power, 1t was therefore
1nevitable that the public sector would be drawn back into deeper
1nvolvement, between 1964 and 1966 the construction level rose from

126,000 to 152,000, while the private contribution was stablisod

at the 200,000 mark It was nroposec in "The Housing Programme
1965 to 1970", that the total building level should be boosted to

500,000 dwellings per annum, to be equally divided betwecn the two
sectors The large expansion envisaged for council buildine would
requirc the re-introduction of peneral necds subsidies In addataon,
the construction level would be boosted with the aid of industrialaiscd
building methods, plus the general modernisation of the construction
1ndustry, thc usc of "forward programming" of housing requirements

and also of regionrl and locnl nllocations designed to give fairst
priority to relicvang the shortage »f houses to rent in the con-

urbations



The effect of new measures would not have been fully ~pparent
by 1966, 1lso delays have been experaicnccd in their introduction
due to the economic crisis, in wiich context building was used

once more as one of the regulators of the economy

House Building During the Intcr-War Years (1919-39)

Prior to 1914 most houses were bualt by private builders and
investors for renting After 1918 increased building costs and
inflationary conditions forced investors to scek ~lternative outlets
s a result, the extremely low level of building led to the govern-
ment direction of local nuthnrities to provide houses for renting
by the "working classes'"  oubsidies were used for this purpose,
after 1933 these were only retained for slum rehjusing and the
relief of severe overcrowding

Another new feature »f the inter-w-r yenrs, was the develop-
ment of pravate building for owner occupation, which was supported
by a new Torm of financing introduccd by Bualding Societies
Construction grew slowly in the early years and had to be aided by
subsidies, but by 1923 it took over from the public sector as the
main provider of houses After 1929 construction increased without
the aid of subsidies The foundations of the private housing boom
of the 1930's were laid during the depression yenrs, it was lator
sustiined by a combination of favoiurable circumstances Buildang
Societies proved t1 be 1 popular outlet for investment and so were
able to lend large amounts of mny  Furthermore interest rates
declined after 1932, and from 1928 building costs decreased to a

low-point in the yecars 1932-35 As the canacity of the industry



increased large speculative building firms emerged in the main
centres of population

Pravate building for owner occupation and public authority
building have remained the principal providers of housing in the
years since 1946 The shift 1in emphasis with the »ublic sector
providing 56% ot the total, against 28% during the earlier period,
reflects the acceptance of a deeper povernment involvement in the

economy

A Comparison of Post-’ar House Building 1n the Northern Region and
in England and Wales as a Whole

The Northern Region achieved 1ts highest level of building
relative to other regions during the housing drave of the early
post-war years 1946-51 (see Appendix) The region benefitted from
the system of allocations, plus the fact that most building was in
the public sector, thus the region contributed 10% of the total
in this field, a proportion i1n excess of 1ts share of the population
(7 1) The region's share of private building was much lower (5 47),
but 1t was the highest proportion achieved in the post-war years
Private building was at a very low level and so the North's share
of total building for 1946-51 was 9 24 Duraing the 1950's there was
a decline 1n the nublic sector to 9 % of the national total for
1951-56  Public building was stabilised at this point throughout
the 1950!'s, but the share of total building fell as a result of the
increased significance of pravate housing and the region's falling
share (4% for 1951-56) By 1958 praivate completions exceeded public

completions for the first time The Worth's share of total building



fell to 8 2% for 1946-56, 7 9% for 1946-60 and 7 4% for 1946-66
The position of parity for the whole period 1946-66 was obtained
by the high rate of public building and in the face of the lowest
level of private building for any region During the 1960's the
position worsened for two reasons Firstly, the region continued
to lag in the pravate field, desvite a slight improvement, with
54 of the total for 1960-66 The other factor has been the relative
decline 1n the public sector, down to 8 5% for 1960-66, against
9 5% for the years 1946-60 This happened at a time of revival
within the public sector

The North's relative share of total post-war building (see
Table B 10) has been more favourable than the figures for the North-
West, Yorkshire-Fumberside, the South-Last and South Wales, but

1t hades the fact that the construction level for 1961~64 was

Table (B 10) The Percentage Distribution of House Building for

1946-66
Region % of Total | of Public | % of Private % of Total !
Posulation | Housing Housing | Housing |
North 71 93 4 9 7 4
Wales 59 61 39 51
Yorkshire 10 0 10 4 8 6 96
Borth West 14 5 12 5 120 1R 3
South East 35 2 32 3 37 8 34 7
west Midland 10 2 11 4 11 6 11 5
East Midland 16 8 74 79 76
East Anglia 3 2 35 4 3 39
South Uest 7 4 75 96 8 4




amongst the lowest, and by 1965-66 had increased only very slightly,
while other regions registered substantial improvements, the number
of completions per thousand inhabitants for 1961-64 was 5 7 against
5 9 for England and ales, but by 1965-66 1t was 5 9 against 7 3
(see Ajpendix Table bc 17) During the 1960's the construction
slipped behind all other regions In addition to private construct-
1on remaining at a lower level than elsewhere, the public sector
failed to respond to the general revaval Nevertheless, the major
weakness 1in the housing situation has been the failure of private
building to expand at rates comparable with other regions, only

29 3% of total building (1946-66) was 1n the nrivate sector, a
figure much lower than that for any other region The national
share was 43 97, and during the »ea' years of private building, 1961~
64, values ranged from 48 9% for the North to 78 9% for Last Anglaia,
the North alone was below the 50% level, and the national fagure

was 61 6%

Regions with most similarity to the North were Wales,
Yorkshire-Humberside and North-/est, although in the case of the
North the divergence from the national situation has been greatest
throughout a1t has the smallest prooortion of pravate housing, the
largest excess of public housing relative to poonulation, and there-
fore the greatest deficit of private housing In addition, whereas
construction has increased substantially in the other regions durang

the early 1960's 1n the North this has been least noticeable

National Trends and those of the Durham Coalfield

The Durham Coalfield contains over one-third of the poulation



of the VYorthern Region, and exhibits many of the same characteristics,
but 1n an even more extreme form For instance, during the years
1946-66 only 21% of completions were 1n the private sector, against
the region's fagure of 29% and 44% for England and Wales In the
peak period 1961-64 it only reached 41%, comparea with 49% in the
Northern Pegion  However, the Coalfield and Northerw Region
received the same overall share of housing relative to populataion,
the location quotient values at 1 04 i1ndicate a construction level
marginally above their share of pooulation In the Coalfield this
was attained by an even greater reliance upon jublic authoraty
housing (L Q 1 46 against 1 33) Unlike the region as a whole, the
Coalfield substantially increased 1ts level of building after 1962,
largely through the efforts of such large authorities as Sunderland
C B and Gateshead, and adium-sized ones like Bishop Auckland and
Chester R D (see P 48 ) The graphs of annual completions (see
Graph BC 5) 1llustrate that both the Coalfield and England and
Wales exhibit similar trends, although there are differences in the
degree of oscillation between peaks and lows Trends for total
completions exhibit three neal s in 1948, 1954-55 and 1965-66 separated
by lows 1n 1950-51 and 1958-63 Whereas in Durnam the peaks were
of similar magnitude (1n the ratio 34 1 99 3 100), the equivalent
levels nationally varied more widely (59 1 88 4 100) The decline
of 1958-62 was greater in Durham, to 92’ of the overall mean, as
against 98 6% nationally Successive construction peaks 1in the
whole country have increased to a greater extent than in Durham,

due to the greater role of private enterprise



Within the nublic sector (see Graph BC 2) a noticeable
feature in the case of Durham has been the wide difference between
the 1948 peak and the 1950-51 low, the percentage fall was more
than twice the national figure This sector has had a major role
1n shaping the trends for Durham, as reflected by the fact that
the 1948 peak was marginally above that of 1953-54, while nationally
the latter was substantially the greater  Expressed as a percentage
of the 1946-66 mean and weighted according to the ratio per thousand
1nhabitants, the figures for Durham were 213% in 1948 and 2077 1in
1953-54, against national neals of 128 n1d 168 This gives a clear
indication of the magnitude of the area's housing drive during the
early post-war years Represented in the same way the third peak
(1965-66) was 160 for Durham, and 111 for England and "Jales
comparison of trends (see Graph BC 5) reveals that in Durham in
addition to tie swifter initiation of the first stage of the housing
drive, there was also a more gradual decline during the late 1850's

Private housing construction presents a very different picture
It has been seriousl; under-represented and the location quotient
for the whole period 1s only O 5 Jdotwithstanding the differences
relative to nooulation, Grash BC 5 1llustrate that the area followed
national trends quite closely, though generally with a lag of
between one and two years The Durham peak of 2 44 completions per
thousand 1nhabitants (in 1965) was only 567 of the national peak

(4 38 1n 1964)

Changes between the Inter-War and Post-War Periods

In cormon wath the country as a whole Durham more than doubled



1ts number of public authority nouses in the post-war years The

area's share ot the national figure fell from 4 4% to 3 7%, but

Table (B 11) Pronortion of Housing >tock built 1946-66
1

|
(1)Public Authoriaty | (2)Owner Occupied; 1 and 2
Together
Durham Coalfield 67 8 42 3 —_—
l 60 1
England and ‘I/1les 71 7 43 2 | 55 6
! )
Table (B 12) Pronortion of National Total
Population |Public Building ! Pravate Building Total
(%) Location Quotient| Location Quotient LQ
i -
1919-39 3 05(1921) 1 45 0 43 0171
1946-66 2 52(1951) 1 46 0 50 104

when related to the share of national population in 1921 and 1951,
the i1ndex remained at the same level For private building the
1ndex rose from O 43 to O 5, despite the sizeable fall in number
Luilt from 40,000 to 28,500 The greater significance of public
buirlding i1n England and Wales resulted in a1ts increase from 8%
to 56% of the total, and in Durham from 56% to 79%, enabling the
area to increase 1ts share of total building relative to population
from 0 71 to 1 04

As the Coalfield achieved parity overall for the years 1946-
66, everything points to the crucial importance of the nublic sector,
and in particular the early housing drive with 1ts twin peaks of

1948 and 1953
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CHAPTER V

PRIVATE ENTERPRISE HOUSE BUILDI VG

SECTION(1l) Post-War Building Trends

General trends in private building for sale have been less
complicated than those in the public sector Apart from the much
lower level of »rivate building than in the country as a whole
(21% of total construction against 44%) the trends have followed the
same lines except for a slight time-lag The restrictive influence
of building licencing was removed in November 1954, when government
policy substituted financial measures for administrative controls
The trend curve for the Jurham Co1lfield shows a continuous increase
after 1953, though the level of nrivate buildang has never surpassed
that of osublic building In England and Wales private construction
exceeded the nublic level after 1958 Within the Survey Area (see
Appendix Table be 1) the rate of increase has not been regular
Three periods when it slackened or even halted occurred in 1955-58,
1962-63 and 1965-66, they were separated by spells of rapid increase
in 19564-55, 1959-61 and 1964 The fluctuations are due partly to
the cyclical and irregular nature of house building, and »artyly
to governmental financial measures aimed at regulating the position
of construction within the economy, through the manipulation of
interest and mortagage rates The upward trend since 1953 therefore
conceals minor fluctuations, roughly at the same times as 1n the
country as a whole Furthermore the corparative trend lines (see
Graph BC 5) indicate the during the decade 1950-60 the area followed

the national trend, but with a lag of 1-2 years
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Private enterprise accounted for 217 of total building between
1946 and 1966, but 1ts proportional share rose to 45% in the peak
year (1964) Although 62Y of private building was completed in
the years 1960-66, against 37% for public housing, this still only
represented 17,600 dwellings against 30,700 Its significance 1s
far greater than would be suggested by mere scale, as it 1s subject
to marhet forces and therefore related to the growth elements of
the regional econoriy By contrast, withan the public sphere, despite
an increased emphasis upon the main population centres, the distri-
bution corresponds more closely with the overall dastribution of
population Private construction 1s in no way dependent upon

maintaining the status qud

Table (C 1) Praivate Buildang by Districts

Houses Built Ratio per '000 inhabitants]
West Tyne 4,614 68 2
Central Tyne 2,036 14 5
East Tyne 2,156 13 6
South Tyme 8,806 24 O
N E Durham 5,049 55 8
Sunderland 3,967 21 9
Sunderland Dist 9,016 33 1
¥ Durham 980 77
5 ¢ Durham 3,018 41.5
C Durham 3,707 62 3
N W Durham 1,952 18 0
S VI Durham 1,093 11 0
Total 28,572 25 8




The building figures for geographical sub-regions reveal a
wide divergence between the lowest ratio per thousand inhabitants
(7 7) and the highest (68 2) The lowest value was 11 3% of the
highest, for »ublic building the figure was 48 47 Individual
programmes were much smaller in size, with a range from 980 to
5,050 dwellings, against one of 4,800 to 22,000 Another noticeable
feature concerns the fact that the scale of praivate building was no
greater 1n the conurbation districts than in the mining distraicts
The pattern of public building was one in which there were
low ratios 1n the west, intermediate v-lues in the central belt, and
haghest ratios in the east (see © 43 ) For private buildang four
districts have raties well above the overall figure, while six
districts have very low ratios The former comprise the two central
mining districts, plus the conurbation fringe areas of West Tyneside
and North-~East Durham Low values occur within the conurbation

distraicts and the coal-mining areas of t he west and south-east

The trend curve for the whole Survey irea (see Graph BC 7) 1s
very similar to that for Eqgland and Wales However, for individual
districts a number of differences emerge (see Graphs BC 8) From
an examination of (a) the form of the curves, (b) the breaks an slope
which indicate changes in trend, it 1s possible to decipher a number
of stages 1n the housing cycle FEach stage 1s not found in every
trend curve, also different stages of development have been attained
in different districts Nevertheless these stages do tend tv
repeat themselves, usually in chronological order viz -

(1) A period of low building lsvels which extends into the early

1950's




(2) A vpoint of "take-off" marked by 2 changeover tn rapid rates

of 1increase
(3) A period of rapid increase 1in building levels
(4) A stage of maturity, desipnated by the slackening of rates of

increase
(8) Post-maturity, with erther rel tive stability following the

attainment of peak building level, or else a2 decline

Private building was resumed in bunderland immediately after
the war, out there was a cut-back which resulted from the imposition
of government restrictions In general, other districts sustained
muchthe same level of building relative to one another throughout
the early period 1he first districus to respond to the relaxing
of licencing controls were Sunderland and 'test Tyne, in 1952 They
were followed the next yenr by MNorth Cast Durham and East Tyne
"Trke-of f" was attained rather later in the other districts and
with less snectacular rates of increase in the early years  This
1pplied to South-Central Durham in 1954, Central Nurham (1957) and
Central Tyne (1959) Of the remaining areas, those in the west
despite reaching "take-off" in 1955 (Vorth West) and 1960 (S>uth-
Vest) onl; experienced moderate rates of increase thereafter, while
in East Durham there has been a low level of building and sluggish
rate of increase throughout, 1t has never reached the "take-off"
point of the housing cycle
In the case of Sunderland, following an early ""take-off",

spectacular rates of increase persisted over the years 1952-57
The penl construction level was attained in 1958, after this there

followed a decline as rapid as the build-up phase Sunderland
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exhibits the symmetrical curve of a complete building cycle Another
district with a similarly advanced cycle 1s Last syne, which however
never attained such a high level of building Following the peal
construction level 1n 1957 there was a decline, which was reversed
1n 1961 and a new cycle imtiated For Central Tyne and North hest
Durham the build-up was gradual and after the peak (in 1963) there
followed a slight decline By contrast, "'est Tyne, Central, South
Central and North Eastern Durham exhibit "J" curves These
districts are in a fairly youthful stape of the building cycle
though they will not necessarily follow the pattern established by
Sunderland

The leaders or initiztors of the building c¢ycle were Sunder-
1-nd and es. lyne ("ta'e-off" in 1952), closely followed by East
Tyne and North East Durham (1953) These districts commrise the
main conurbation centres and their immediate frange Increases in
construction gradually soread into other dastricts In the two
central districts there was a slow start, but then an exolosion to
building levels equivalent to those 1n 'est iyne and Yorth-East
Durham The remaining areas have stagn~ted by comparison East
Durham, 1n particular has never passed the "take-off" point of the
building cycle The section of the coalfield despite possessing
large modern collieries lacks most of the forms of employment which
provide the ampetus for private house building Local demand has
been partially supnressed by the supply of modern, high rent houses
in Peterlee New Town, the only attractive sizeable settlement in

the area, which therefore caters for many potential home-buyers
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Trends for Individual Local Authorities(l)

V/hen compared with the situation an the public sector,
locational factors affecting private builiding operate 1n a more
complex manner ‘There is no lonper a regular decline from east to
west, and so i1n addition to analysing trends on 1 distract basis,
1t 1s worthwhile grouping authorities into certain categories,
according to their pattern of develonment In order to do this it
15 necessary to establish diastinctive trends and the criteria for
classification The building programme of each authoraty was
examined granhically Certain authorities have experienced low
levels o: building in total, eirther with low levels throughout,
or else irregular bursts of building These areas have been
grouped together, and they constilute the static element of the
coalfield, with a weslern group of Stanley, Crook, Brandon,
Spennymoor and Shildon, and an eastern group of Hetton, Seaham and
Easangton

For a meaningful pattern to emerge an authoraity needs to have
a sigeable building >rogra me, as 1in the major urban centres, or
a high level of building relataive to population, as in the zone of
suburbanisation With regard to the stages in the buildang cycle
examned earlier (see P 103) certain patterns repeat themselves
Sunderland C B , South Shields, Boldon and Consett exhibit curves
with early "take-off", then a rapid rise to peak construction levels,
followed by a decline The first three areas have experienced a
shortage of land for private building, whereas 1in Consett building

15 lan'ed with the prosperity of the steel wor's, after relatave
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prosperity duraing the 1950's, the position worsened after 1960
snuthorities with straightforward "J" curves experienced late
"take-off" followed by continuous rapid rates of increase, and
they comprise the second generation of suburban authorities =
Lanchester, Durham ® D , Chester U D and R D , Washington and
Sunderland P D  More complex trend curves afe exhibited by a
miscellaneous group of authorities with phases of expansion
alternating with phases of stability or decline lhis feature 1s
apparent 1n Durham ¢ B , Bishop Auckland, Houghton and Whackhan,
also t> a lesser degree in Blaydon and Ryton It anpears that in
certain marts of the suburban zone, a building cycle was initiated
to serve a basically local demand, and when this was satisfied there
w1s 1 decrease 1in construction, renewed expansion later resulted
from the demand stemming from the conurbations This feature 1is
clearest in the case of Houghton with "take~off" in 1955 and the
attainment o an early peak i1n 1958, followed by a decline, before

1 renewed burst of activity after 1961

The Classification of Authorities According to their Trend Curves

The system of classification adopted utilises the trend curves,
but the factor of location 1s also considered, thereby introducang

an element of subjectivity.

(1) The Inner Urban Area

This group contains the main urban centres of the conurbations,
among which ounderland and South obhields have been the leaders with
regard to trends The early "take-off" in 1952 represented the

resumption of building along similar lines to those of the 1930's
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Peak levels were attained in 1957-58, after which land suitable

for private housing was 1in short sujrily in the residential areas
begun by praivate developers during the inter-war years  The
post-war -eiipheral areas had become dominated by councal building
in the form of large comprehensively - planned "leighbourhood Units"
These had the effect of'largely excluding private development, which
was confined to filling in land left withain the limits of the built-
up area Duraing the 1960's there his been a substantial decline 1n
the level of private building within the conurbations and 1t has

been forced to move outwards into the mining districts

() The Inner Suburban Area

Only Boldon and Whickham come within tais category, both area
contain a number of salubrious residential areas close to the main
urban centres  For this reason pravate building responded to the
relaxing of licencing controls almost at the same time as in the
conurbation centres themselves  After 1952 the rates of increase
in burlding were virtually the same in both proups The prancinal
difference between the two lies in the fact that the inner suburban
group after reaching maturity in 1957-58 maintained a high level of
building, eacept that in Boldon there was a slight decline resultang
from the vressures of the Green Belt on the sup»sly of land, esoecially

for large-scale estate developments

(3) The Outer Suburban Fringe

Thas group of authoraties 1s situated further from the conur-
bation centres and provides less attiractaive areas for develonment

t1an(2), but with the i1ncreased aemand for sites, particularly for
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laige state developments, the area has witnessed large-scale
private development for the first time  Take-off has been attained
later than in the previous two areas The progressive outward
movement from the centres of population i1s 1llustrated by the dates
of "take-off" -

1954 Blaydon, Durham R D , Laachester

1956 Chester ®» D

1957 yton

1958 T"Jashington, Chester U D , Sunderland R D

1961 Houghton
Typically, these authorities exhibit trend lines in the form of "J"
curves However there are a number of excestlons in those cases
where separate cycles werc 1nitiated, firstly by local demand and
later by the suburban movement proper  Houghton le Spring and
ryton 1llustrate this best, but there is also an element of 1t

in lanchester

(4) The Main Towns of the Mining District

The three towns in this category are Durham Caity, Consett,
and Bishop Auckland They are diastinct from the suburban fringe in
that their building cycles stem largely from local demand, which
resulted 1n fairly early "take-off" points -~ ¢ g Consett (1952),
Bishop Auckland (1953) and Durham (1954) The upward trend has
been more gradual than in the suburban areas nd has been punctuated
by periods of slowdown, phases of expansion 1lternating with phases
of stability The relatively comdlex picture may reXllect the exi-=--

tance of dafferent cycles For Consett the peak construction level
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was reached ain 1961, but in Durham and Bishop Auckland, despite

periods of slowdown, the building level received renewed 1mpetus

after 1960 with a new phase of peripheral expansion

(5) The Static Mining Districts

All authorities within this category experienced a low level
of buildaing In some cases this tookX the form of uniformly low
rites of building (e g Shildon, Brandon, Crook) or sporadic
bursts accounted for by the construction of an occasional small
estate (as in Seaham, Spennymoor) The two elements - one in the
west, thc other in the south-east, conform strongly to the coal-
mining image, 1lbeilt as different components, the declining west
with numerous pit closures, and the easl which contains younger
colliery settlements and large long-life collieries The influence
of growing centres of non-mining employment, and in particular the
forces which emanate from the conurbations, 1re missing It 1s
these forces which lead to the burst 1in housing construction, whiach

1initirtes the suburban building cycle

Table (C 2) Critical Points 1in the Trend Curves for Authorities

Grouped According to "Type"

(a) "Take Off" (b) taturaty()
Core Urban Areas 1951 1953
Inner wuburban 'ringe 1951 1953
Conlfield lowns 1952 1956
Juter Suburban Fringe 1956 1960
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Trend curves for these general categories hove many of the irre-
gularaties of 1individual authorities smoothed out lhe ranid
build-up occurred earliest 1in the core urban areas and inner
suburban fringc, but they were soon followed by the coalfield

towns, after this there was a gap of four years before the outer
suburban areas followed suit It has been pointed out (see P 106)
that the static mining areas have not attained 'take-off"  However
there 1s a basic similarity in the trends experienced within these
mining areas and in the coalfield towns (see Graphs BC 9) V“hat
differentiates them 1s the level of building relative to ponulation
For the core urban areas there has also been ~ low level of building
relative to population, but in these areas 1t 1s the scale of build--
ing which 1s important  The conurhations have reached the most
advanced stage in the housing cycle, by contrast, the outer suburban

fringe in 1966, was st11ll at the early build-up stage

Despite differences in trends, the various districts are linked
together in a regional system Developments were initiated in the
conurbations and their immediate suburban frainge, then spread to
the coalfield towns, before moving into a gradually widening suburban
zone Two mining distracts, in the south-east and west, have remained
outside tnis system and are dependent upon their own sluggish level

of demand

The Building Cycle and the Colonisation Process

Trend curves vary from the complex curves of Sunderland and
Consett to the simple "J" curves of Chester le Street and Washington

Stages 1n the building cycle can be related to stages in the




"colonmisation" process within the mining districts To meet the
reqairements of the analysis the number of 1ouses bu.lt vithin a-
aulthority has to be of a significant level This may be attained
1n two ways - (a) for the large authorities, by virtue of the
sheer size of their programmes, (b) for other areas, a ratio of
over 26 dwellings per thousand inhabitants(3)

The broad pattern will be established here, but will be
examined 1in detaxl later The use of local authority areas imposes
certain restriction- s only commaratively small elements are
1involved Also, a number of generalisations are made with regard
to the naturc of demand It 1s divaded into the local demand derivec
largely from certain ubiquitons forms of emoloyment, such as teach-
1ng and other professions, and from other locnhl sources, like
factories Next, there 1s the demand derived fron those centres of
employrient with wider significance within the regional pool, for
instance the major business and industrial distracts in and around
the conurbations The local demand 1s 2t a very low level over
most of the coalfield, especially as the mobilaty of professional
people enibles them to be selective in choosing where to live  This
1s particulerly noticeable in the Consett-Lanchester area, but 1is
amportant throughout the Survey Area  The second element as heavily
concentrated i1n the conurbations and the towns of Consett and odurham
Many of the authorities within the mining districts depend upon
this demand for the attaimment of building ratios above R6%

A consideration of authoraties according to the dates at
which "take-off" and maturaty were attained reveals that they

geaerally reached these stages i1n the same order  Areas of initial
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demand were the urban centres of the coalfield and the conurbations
plus their 1mmediate suburban frainge From these places the build-
up 1n construction snread outwards so that suburbanisation next
affected T'elling, Blaydon and Durham R D (on account of peripheral
developments to “urham City)

The next suburban wave was larger ana brought in Ryton and
Lanchester, along with the whole area between the conurbations and
Durham City  Other mining districts outside this zone do not as
vet provide convenient locations for commuting, nor do they have

an environmment which i1s attractive to house purchasers

A Comparison of Inter-War and Post-War Private House Building

In contrast to the spectaculsr increase in public authority
building from 50,200 dwellings in the inter-war period to 105,600
dwellings in the post-war period, private enterprise has been
responsible for a smaller number of completions in the lat er
period (28,570 aghinst 38,960) representing a decrease of 26 7%

Tnis decrease hides wide variations, from a decrease of 91% 1in
Easinpton R D , to an increase of 491% in Chester R D

The economic conditions of the depression years which fostered
the low-cost structure of the construction industry, and the favour-
able fainancial considerations, together aided the building boom of
the 1930's(4) Also modern forces have come 1into play since 1946,
and have affected the overall distrabution of praivate building
Within the major centres of population there has been a contraction
1n the scale of onerations by speculative builders, while increased

mobi1lity has enabled the expansion of the suburban fringe and thas
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has wrought considerable change 1in the mining districts surrounding
Tyneside and Yearside On a regional scale this movement 1s more
noticeable i1n Northumberland with the movement into semi-rural

and coastnl distracts  Thais may hclp to explain some of Durham!s
relative loss  Of thc 28 authorities which make up the Survey

srea only 12 registered increases 1or 1946-66, when compared with

Table (C 3) A Comparison of the Level of frivate Bualding from
1919 ~ 39 wath 1946 - 66(5)

1919 - 39 1946 - 66

District Number Location Quotient  Number Location Quoticent
West Tyne 3,121 1 38 4,615 2 57
Central Tyne 5,501 107 2,036 0.56
East Tyne 6,158 1,02 2,156 0 52
SOUTH TYNE 14,780 110 8,806 0 92
North Last 2,085 o7 5,049 2 19
Sunderland 8,158 1 33 3,967 0 84
SUTMERL:y 1. DIST

10,243 113 9,016 129
East Durham 6,843 1 8 980 0430
South Central 2,213 0 85 3,018 160
Central 1,495 0,69 3,707 .41
North Uest 1,848 0 49 1,952 0 73
South est 1,536 0 37 1,093 0 4R
ITOTAL 38,958 100 28,572 1,00




1919-39 The area which experienced an increased level of building
in the post-war period corresponds with the zone of suburbanisation,
except for the ommission of Chester U D 1nd the addition of Stanley
The greatest increases (= 50%) were expericnced 1n 1 belt of
authoratics around Sunderland and Last Tyncsaide, which then spreads
into the central group of Rural Districts with western extensions to
Whic! ham "nd Laachester This belt 1s continued north-westwards by
areas of moderate increasc (0-F07) 1n Stavley, Blaydon and Ryton,
and by 'elling 1n Central Tyneside There were substantial declines
in the conurbations and the colliery districts of the west and
south-cast  The decline amounted to 64% on yneside, 51% 1n
Sunderland and 86% 1in East Durham Greatest giins occurred in
Central (148%) and North Eastern (142%) Durham The smaller percen-
tage gnin in ' est lyne 1s explaincd by the fact that incipient
suburbanisation began in the 1930's, whereas 1t was a completely
new feature Lo areas lake Chester T D and Lanchester Similarly
buirlding for owner occupation haé already occurred in the towns of
Chester, Consett and Durham, so that, in spite of sizeables post-war
developments they recorded decreases Also, outward suburban
movements into neighbouring authorities have taken place even from
these sccond ronk urban centres

In the inter-war years ithe hiphest rate of praivate building
relative to population was 1in the expandaing colliery district in
the south-east(6) Many houses were built along similar lines to
those of the pre-1914 era, in thnt the, were very small dwellings
in terraces, in sharo contrast to the ubiquitous inter-war semi-

detached houses They are best seen in the coastal settlements of
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Biackhall Colliery, Horden and Easaington  The remeining €ave
colliery districts had location quotients below one, with the lowest
values in the west Table (C 3) 1llustrates that during the
inter-war ycars private building wns more in accord with the
distraibution of ponulation, than has been the case i1n the post-war
period This can be expressed by an 1indcx of concentration, which
was 70 8% as against 80 3%

Local authoirities with hiphest location quoticents included
conurbation cenires (e g Sunderland, Hebburn, Gateshead), the
early suburban areas of Boldon and Whac! ham, the coalfield towns
of Durham, Chester, Consett, ~nd finally thc expanding mining dastrict
of Casington (see Apvendix Table bec 9)  Generally spenking, these
arcas were fringcd by areas wilh intermediate values, in the north
e~st, 'elling, Sundcrland R D , Vashington and s>eaham, in the South
and South~west by Durham R D , Spennymoor, Bishop Auckland, and in
the north-we.t by Blaydon The ~rea of lowest values (L Q <O 4)
formed a wide belt in the west spreading enstwards into Chestor
P D nnd with an outlicr 2t Hetton

For thc years 1919-39 the Aren of Concentration contained
seven autho 1ties, against ten for the years 1946-66, despite the
lower degree of concentration (see ™ 212) This was due to the
inclusion of large authorities like Sunderland C B and Easaington
in the earlier period  Also, the form of the Arca of Concentration
was dafferent  Instead of the contiguous zonc of suburbanisation
of the post-war period, during the inter-war years it comprised
a number of separate centres of development, with, 1n some cases,

associ1tcd suburban outgrowths It included Hebburn, Boldon, -
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Sunderland C 3 and Lasington in the east, Chester and Durham in
the centre, and Whickham in the west Housing developments were
related to easily identifiable foci, nd the inter-war pattern
provides 1 meins of intepreting post-war trends, in that duraing
the 1nitil stapes, bualding for owner occup tion was related

to certain of these foci Inter-war praivate residential areas

are 11lso linked with most-war developments by virtue of the fact
that many residents of new housing areas have moved from inter-wnr
oroperties Nuring the 1930's incipient suburban developments

began 1in West 1yneside, Boldon and Chester le Street(7)

Location of Development - Trends over Time

The pattern of developmcnt during the inter-wnr years offers
the logical starting point as 1t 1llustrates the situntion regarding

the first large-scale buildine o»erations to cater for owne:r-cccupat

1on The concentration upon the main urban centres and expanding
mining district in the south-east has been outlined (see P 115)
Maps of location quotients have ised the same scale throughout,
in order that direct comparisons can be made, the same 1is the case
with quotient changes betwcen succeoding periods

In disicdine oost-war burlding into three periods it must be

remembered that building levels varied widely -

Table (C 4) Proportional Breakdown of Postewar Pravate Building

1946-52 1953-59 1960-66
6,87 31 4% 61.5%




- 118 -

Comparisons between periods are used to give an indication of the
direction in which particular forces 1re working The overall
importance of the third period 1s however, sclf anparent The
very low level of activity during the early puriod was largely
due to government measures aimed at regulating allocations, so
that theoretically there should be a high degree of equalisation,
yet, 1n fact, the inter-quartile range for quotient values 1is
greater than in the following period when restrictions were eased
3agic1lly the pattern in the early years resembles that of the
inter-war years, with construction concentrated into the major
populntion cetres (Sunderland, South Sriclds) and their suburban
frange (Boldon, Whickham), plus the towns of the mining distracts -
Durham, Chester and Consett (see "igurc C 3) However, signs of
movenent 1nto new suburban areas were alrendy apparent, areas which
experienced considerable increases included Sunderland R D (+ 90),
Washangton (+ 92), Houghton {+ 78) and Chester R D (+ 57)~  Between
the two periods a large section of thc¢ north-east experienced -n
increase in location quotients It excluded the Tyneside authoritics
of Gatcshead, Felling, and Hebburn The drastic decline in Easington
R 0 was already aprarent

During the second phase private building began to get underway
in earnest  H.ghest levels of activity were recorded 1n Boldon (7 87),
Whickham (5 0), Durham M B (1 94) and Blaydon (1 75), and the gains

were heavily focuscs upon Boldon (+4 67), Wnickham (+3 14) and

* Figures quoted in brackets refer to Location Quotient values
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Blaydon (+1 29), areas first to exoerience the outward movement
from the conurbations 1This was felt to a lesser degree in Felling
and Chester R D , as well 1s Durham R D (movement from Durham
City) Desoite relatave falls, a high level of activity was
maintnined in Sunderland, Durham and Consett It 1s noticeable
that after the tentative cmergencc of 2 number of authorities durang
the years 1946-52, as areas of suburbanisation, they werc to slip
back 1n the middle phase, before emerging fully after 1960 Thas
was suggested earlier in the graph analysis (see ® 107 ), 1t apolies
to Sunderland R D (-1 14), Washington (~ 87), Houghton (- 67 ani
Ryton (- 62) During this phase of suburban expansion building was
heavily concentrated into the more attractive and accessible resi-
dential areas

The first two periods represent something of a transition
phase, but the modern pattern of private byilding has become
cstablished since 1960 The years 1960-66 (sec Figure C 3) saw the
complete shift of development from the conurbation centres into a
wide suburban zone extending in the form of a capital T, along the
conurbation margins from Boldon to Ryton and with 1ts stem running
Jorth-South along the line of the A 1 Withain the core of this zons
location quotients exceed 1 9, but 1t 1s 1n nrocess of expaniing
into Lanchester (1 79) and Houghton (1 41) Changes from the preced-
1ng period hint of movement into Hetton (+ 35) and Spennymoor (+ 28),
though building remains at a very much lower level than in any of
the "suburban" authoraties  tor the period 1960-66 highest quotients
occurred 1in 'Jhackham (3.86) Boldon (3 33), Chester R D (3 57) and

with Chester U 7 , Washington, Sunderland R D and Ryton above 2 O
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At the opnosite extreme very low figures (between 12 and 40) per-
sist 1n narts of the west and south-east  Tyneside authorities like
Gateshend ( 39) and South dhields ( 22) slipped to similar levels,
so that lowest building levels had become firmly established within
the conurbations and the coalfield extremities Regarding changes
between 1960-66 and 1953-59, large losses recorded in Boldon,
Whickhan and Sunderland, reflect the fact that these areas dominated
private building during the 1950's, but ceased to do so during the
1960's  An indication of the way development can leap-frog back
and forth 1s given by the slight revival during the 1960's 1in
Felling, Gateshead, Hebburn and Jarrow, although their level of

1ctivity remained low

Table \C 5) The Dastribution of Location Quotient Values

1919-39 11946-52 }1953-59 |1960-66 |1946-66

Inter-quartile 42 59 35 1 0% 75
Range

Total Range R 49 5 10 7 81 3 76 4 59

Over successive periods the inter-quartile range has tended
to increase, except for the somewhat surprising decrease for tho
period 1953-59 This may be explained by the fact that future
suburban arens were beginning to emerge, while some of the main
centres of praivate development were losing ground, and the two
types were bunched in the middle range This period had the
gr.atest range in valucs, however, duc to the spectacular burst
of nctivity in Boldon and Whickh-m

Betwecn the inter-war and post-

war periods the inter-Quartile rangc increased by 78% and the total
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range by 84%, nointing to 1 general divergence 1n housing trends
betueen different areas Thas 1= corroborated by the ancrcased
Index of Goncentration (+13%) despite thc inclusion of 10 ~uthorit-
les «grinst 7 1in the Area of Concenlration The i1ndex has increased
containuously as building has become concentrated upon the suburban

zone

Table (C 6) Changes 1n the Index of Concentration

1919-39 | 1946~52 | 195359 | 1960-66 | 1946-66
Praivate Building 70 8 68 1 79 6 83 8 80 3
Public Builcing 70 3 64 1 60 2 66 7 63 1
Difference 05 4 0 19 4 17 1 17,2
L A 's included
in Area of Concentrat-
ion for private build-
ing 7 7 5 8 10

Since 1946 there has been 1 disdersal of pivate building from a

mmbc™ o1 separate foci of demand into a broad suburban zone, yet
despitc covering ~ larger area and containing more authorities the
post-war Airen of Concentration represents 1 higher degree of
concentration relative to poonulation This 1s a common feature of
post+war suburbanisation, but in the Durham Coalfield 1t has taken
place in 1n aren that while having a lower intensity of development
than the conurbations, already possesses a close network of mining
settlements For this reason private enterprise 1s highly selective
in its choice of settlements 1n whaich to build. Only 1n Boldon and
Whicl ham does the number of completions by the private sector exceed

that 1n the public sector, so eve1 in the suburban zone public build-

ing still overshadowed privote building in 1966,




SECTION(2) The Location Pattern of Private Housing Developments 1in
Relation to the Growth of Settlement

Private enternrise buildine accounted for one-fafth of all
housing construction during thec yenrs 1946-66 Owiag to its small
scnle 1nc 1ts frcedom to locate wherever it chooses (planning permiss-
1on alloaing), private housing has exercised 1 much greater selectivaty
in terms of 1ts role in the growth of scttlement, than i1s the casc
with public authority develonment  So far, pravate building hns
been extmined 1t the local authoraty -nd district level, and this
has permittec a consideration of various zones of development (sce
P 107 ) However, within these bro~d zones, there are wide variations
at the local level, which reflect the mixture of growth and decay,
and tne forces of attraction and repulsion between different clements
of the scttlement network

The correlation coefficients for the relationship between pravate
builcding and the distribution of population by wards ana parishes
(1951), indicate a lack of correlation between the two The highest
value (0 365) occurs 1n the western mining aren, where the level
of building has been very low A better method of measuring the
relationship between the two phenomena is by using the “Area and
Index of Concentration" (see P 97 ) The Survey Area in 1966
comprised a total of R53 wards and parishes, os which 30 were included
in thc Area of Concentration rhe Index of Concentration at 91 8,
further indicates the extremely high concentration relatave to
pooulation A similarly high degrce of concentration is exhibited
by council building at thc ward level, due to the massive conurbation

extensions The maps of Areas of Concentration for pravate and council
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housing ( 1gure BC 3), 1llustrates the pattern of mutual avoidance
between the two, for private buildang the ermhasis 1s upon the
ce1lr 1 belt, which contains rourhly h-1lf the total, whereas for
council builling, two-thairds of the total arc »acled into a great
arc 1in the north-castern quadrant The small overlap takes 1in six
wards, 21l in the ccntral zone, tlough two of these are also on the

periphery of Gentral Tyneside

Table (C 7) Cocfficicnts of Correlation by Wards and Parishes

(a) Pravate 3uilding related to Population

1 Conurbations 2 Siburban Zone 3 W Mining Aren 4 E Minging Area

0 031 0 292 0 365 0 325

(b) "Nearest Neighbour" Anzlysis for Privatc Building
g} A

0 636 0 381 0 511 0 186

It woulr apoear thal »ravate developments have taken place an
specific loc~lities, frequently in associntion with older praivate
housing Tiis leads to the 1dea of developments being rcleted to
one another, due to their mutual compatabrlity  lhercfore, to
1nvestigate the relationship between the level of pravate building
in one ward, aad the level in the ward whose "centre of gravaity" is
neirest to that ward, corrclation coeflicients were calculated
This "nearcst neighbour" analysis revealed a high level of correlation
10 the conurbations (0 636), where private building tends to be
restricted to certain locnlaties wWaithin tne zone of suburbamisation
the correlation was much lower (O 38l1), p.obably because a new pattcrn

15 1n the process of establishaing atsclf, as srivate housing colonises



new locaticns, 1t dors so in a rather sporadic fashion

Privatc Building R~tios by ¥ards and Parashes

It has already been shown that half the total building was
concentrated i1nto 30 wards (11 9% of the total) Only 16% of all
wards contained more than 200 housus each, and in 53 4% of the wards
less then R0 houses were built between 1946 and 1966

For areas with location quotient v~lucs above umty, (see
Figure C 7) there 1s a broad zone which extcnds northwards from
Durh m Caty along the axas of the Great North Rond, 11 also snreads
eastwards towards Sunderland through certain wards and »arishes in
Durham 1t B , Chester R D , Houghton, Jashington and sunderland R D
In the north-west there is a1t lcast some building over a wide area,
1lthough high ratios are confined to West Tyneside, and a1 few
loc~latics around Consett The south-western and south-~eastern

sections of the coalfield show up for their extremely low levels of

building

Pravate Building Ratios by Settlements

In moving from an antlysis of the settlement pattern in terms
of 1ts comonent wards, to a consideration of complete settlements,
the micture becomes more generslised, so that for the major settle-
ments, ritios are mostly of ~ low order (10-49 per thousand) The
srancinal exceptions are Chester (90 per thousand) and Durham City
(74 per thousand) For scttlements in the niddle and lower size
orders, the josition 1s more varicd, although the majority contain

very little private building, there are somc with eXcremely high




ratios These are, once more, situated chiefly in the central zone,
the north-east and West Tyneside Settlements 1n the medium range
(4,000-9,000 population), with high ratios include Whickham (319 per
thousand), Whitburn (101), Wanlaton (81), Shaney Row (74) and Ryton
(67) Rather higher ratios were attained by the smaller villages of
Ouston, East Herrangton, tarrville and Cleadon, all with ratios
above the 400 level, these were followed by East Boldon, Great

Lumley, Vigo, Rowlands G111l and Lanchester, with above 120 per

vhousand A number of small settlements with less than 1,000

people 1n 1951 also attained high ratios, this was the case with
Stella, Castleside, Shincliffe, Dalton le Dale, and the special cases
of Hamsterley 11111l and Brancepeth(8) Thus by 1966 there was a
relatively even spread of nraivate building in the major population
centres, but over the remainder of the settlement network, while

the majority contained virtually no modern »rivate housing, there
were 1impressive concentrations in the small number that provided

a favourable milisu

The Pattern of Private Development

Within the Survey Area, the processes which elsewhere lead
to the formation of a rural-urban fringe, are modifying an area
which already possesses a close network of urban settlements The
selectivity of private development and the unsuitability of most
settlements, produces a distinctive form of suburbanisation, thourh
1t should be possible to draw comparisons with other areas(9)

The overall nattern of development may be deciphered in two

stages, firstly, there are the general trends with regard to the
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paths of movement of change and zones of development, secondly,

there are the specific nuclei of develonment within these general
zones The ampulse behind private housinpg construction and much

of the demand, stem 1nitially from the conurbations, and to a

lesser extent the towns in the colliery districts It would

appear that there are a number of naths along which suburbanisation
has moved out from Tyneside The north-south axial belt points to
the 1mportance of the arterial routeway factor, also the valleys of
the 1yne ancd Derwent have resulted in the suburban penetration

of an area, which despate coal mining, possesses attractive scenery
and settlements with agricultural nuclei that had not been excessive-
ly spoiled during the 19the century Further east physical factors
are less important, and the general outward movement 1n search of
sites for private building brought about the early colonisation of
villages in Boldon U D 1less attractive areas, like Uashington,

were developed later, as a result of increased demand and the lack

of alternatives Later suburban developments stemming from Wearside
have also been forced into "residual" areas, once the more attractive
villages closer 11 were fully developed In this case the outward
spread of Sunderland's suburban influence after 1960 brought it to
the line of colliery settlements from New Vashington through Penshaw-
Shiney Row to Houghton These settlements straggle in a direction
that 1s transverse to the radial influences from Sunderland, so tha
as various communities are drawn into the commuting zone, with the
accompanying road amprovements, and with the decline of local mining
employment, there s likely to be a realignment of the "grain" of

the settlement




Condationing Tactors

Before considering the factors behind the modern suburbanisatior

of certain mining distraicts, it 1s worthwhile noting what Emrys Jones
sa1d concerning the geographical study of the city(10) He stressed
the importance of the distinctive spatial aspects of inter-related
phenomena, and the need to avoid attempting to isclate a single
causal factor behind a spatial effect '"lor the geographer the
central part of his study is the association of elements which is
expressed spatially"

Waithin the Survey Area innumerable factors operate in different
combinations to oroduce the overall pattern of developrnent, but here
1t 1s pronosed merely to discuss them in peneral terms(1ll), before
considering the various stages in the colonisation of the area by
nrivate housing  Accessibility is of prime importance in this
process, and in a number of areas it 1s being improved by major road
improvements, with their repercussions unon the time-cost factor
of distance Also the existence of developable settlements for which
planning permission can be obtained is particularly important in the
Durham context  TFor certain types of housing, the attractaivensss of
the settlement, and the presence of socio=-economic groups which provide
the right "social environment" are important, and place a premium
upon housing in the limited number of areas fulfilling these <peci-
fications Conversely, the existence of large council estates operates
unfavourably, at least in the minds of developers, who occupy such
an important link in the chain of decision-makers that extends from

the sale of lan? to the purchase of the houses In addation to the




overrading effect of conurbation influences, there 1s i1n some areas

the factor of local economic potential, notably in Durham, Birtley,

Consett and Bishop Auckland

The Process of Colonisation by Private Housing

In the North-East, in common with other highly urbanised regions,
the form taken by the post-~war expansion of the conurbations has been
different from that prior to 1840 The inter-war expansion of the
component setilements which brought about their fusion, was accor-
plished by a combanation of pravate and councal building. However
since 1945 the peripheral extension of Tyneside-Wwearside has been
almost entairely in huge council estates pushing outwards on a united
front, By contrast, private building has avoided the periphery, due
to the lack of provision made for pravate developers, and also to
their conscious avoidance by builders on the pretext that their clients
woulc prefer not to live in the vicinity of large council estates,
which depress property values and rates of appreciation(1lR). Further=-
more, car ownership has enabled house purchasers to look further
afield As a result nraivate house building has concentrated upon
foar main outlets, which may be examined in sequence - (1) 1In the
early 1950's with the easing of building restrictions, activity was
resumed 1n tne middle class residential areas within the limts of
the conurbations  Much of the best housing had been built in the
inter-war years and vacant plots and undeveloped land nearby was now
developed 4 large number of builders, mostly small in size, were
responsible for the numerous small developments which took place in

Sunderland and South Shields, The inner residential area to the
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south of Sunderland's town centre expanded in piecemeal fashion,
altogether some 2,090 houses were built by over 90 different fairms
Only six firms built more than 100 houses each In the case of
South Shields 1n a similar residential area which 1is a little more
diffuse in character, 36 building firms were resvonsible for 1,060
houses, though there was a fair concentration into the .Jilliam Ieech
estate at Horsley Hill (485 houses) which was built in a number of
stages

(2) Contemporaneous with the conurbation developments, were those
in the attractive settlements of the inner suburban zone  House
building was similarly fragmented, but initially the greater avai-
labilaty of land enabled the construction of sizeable estates for
longer This 1s a varied selection of house types 1n these districts,
contrastine with the homogensous estate develonments of much of the
outer suburban frainge

(3) Housing construction was resumed gradually in the towns of the
colliery dastricts  Initially it catered for local demand, though
in some cases the towns were later drawn into the orbat of the con-
urbations with a dormitory role

(4) Praivate estate cevelopments within the colliery districts of
the "outer suburban zone", appeared latest, and {i1d not get under-
way fully until after 1960 They reflect the demand for low-priced
estate houses, and the lack of alternative sites Large estates
have been grafted onto old mining settlements, where these fulfilled
a number of conditions relating to their accessibility, physical

suitability for expansion, and the absence of excessive ugliness
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Estate building has been stimulated by the lack of land within the
conurbations, and the pressures resulting from the Green Belts
Part of the modern prowth of the »ort conurbations 1s thus
occurring 1n physically senarate towns and villages Increased
mobilaty, changin tastes in housing an? the movement towards low
density suburban laving, have all aided the process It 1s haghly
significant even 1in an area like the Durham Coalfield, with a
stable population and undergoing economic readjustment, 1t 1s
occuring, therefore, alonpside the regrouping of mining ponulation
into larger communities to replace some of the straggling settle-

ment inherited from the last century
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CHAPTER VI

THE BUILDING AND CONSTRUCTION INDUSTRY

Comparisons between the Regional and National Picture

Fipures supplier by the Ministry of Public Building and vWorks
cover the period 1957 to 1965 In certain cases figures are avail-
able for 1966, but generally speaking the 1966 faigures are not
comparable with the earlier ones aue to changes in the definition
of terms and areas of reference Host of the dat~ concerns the
North Eastern Region, but 1n some cases 1t extends to the whole
Northern Repion(l)

The figures are based on the census of the construction indus-
try whaich ihe Ministry carries out in April each year Most of the
tables cover the whole construction industry, although in a number
of cases trends can be followed indcwendently for the main categories
of general builders, building and civil engineering contractors,
civil enpgineering contractors and specialist firms The breakdown
into these categories in the Northern Region i1s not greatly dis-

similar to that in the country as a whole

Tahle (D.1l) Percentage Distribution of Firms by Trade (1964)

Northern Region England and Wales
<J

"

General Builders , 40 O 42 5

T

Building and Cival Englneer-l 3.9 35
ing Contractors |

Civil Engineerang Contractor] 0 9 14

Specialast Iirms and
unallocated firms

55 3 52 &6
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For the Nortnern Region there was a decrease of 11% 1in the
number of firms registered between the years 1958-59 and 1964-65,

for the whole country the decrease was 10 7%

The Size Distribution of Firms

Table (D 2) The Size Distribution of Firms

I 1987 (2) 1961 (%) 1965 (%)

Operative Labour ForceiNatlonal N E_. National N F |National N E
11-One Man Business 309 22 4, 27 7 Rl 8 : 6 8 21 7
1-10 Employees 5. 3 573! 53 7 557 : 55 7 548
11-50 135 158 ; 149 17 3 157 17 4
51-59 l 17 2 4 2 0 2.9 | R 2 34
100-249 105 1€ 111 152 120 1.88
R50+ | Q46 0 47 0.59 0,78 0.64 0.9

In an analysis of the size distribution of firms 1t 1s clear
that there 1s a relataive lacl of one man businesses 1n the North
East, although the gap between the regional and national faigures
dad narrow by some 3 6% between 1957 and 1965 There 1s a greater
emphasis 1n the North East upon firms in the middle range, employing
between 11 and 99 operatives The change 1n relative dastribution
which took place between 1957 and 1965, occurred alongside the over-
all decrease in the number of firms, a process which has affected
the lower grouns most  Ia the North I'ast at afctected the firms in
the bottom three categories, whereas nationally it only affected
the bottom two lhere are also a number of other differences, for

1nstance a smaller decrease in the number of one-man firms, but



Table (D 3) % Change in the Numbers of Firms by Size Categories
1965 as € of 1957
Operative labour Force National NE
N1l 74 6 810
1-10 89 0 7949
11~50 100 3 91 9
51 99 110 8 118 2
100-249 99,3 93 5
50+ 119 3 164 7
TOTAL 86 7 83 6

a greater increase 1n the number of large firms

The fall in the

number of firms employiny between 100 and R49 operatives 1s probably

accounted for by the high rate at which firms go out of business at

this noint, and also by a movement into higher or lower categories

Table (D 3) 1indicates the dynamic state of the industry in which firms

are continually expanding, or contracting, or going out of business

However a more realistic picture 1s obtained when changes in the

employment structure are

examined

Differences between the North

Table (D 4) Changes in the Cmployment Structure (% Distribution in

1957 « 1965)

T T |
Size of fairm ‘ 1-10 | 11-50 51~99 100--24;l 250-459] 500+
(lo of operatives | |
(1957) National 16 9 | 26.5 10 7 14 5 92 22 %
{N E 171 | 27 8 13 8 21 4 9 6 10.%

East and bnrland and Wales are relatively slight, although in the

former area there 1s a heavier concentration in the middle categories
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(51-249 employees) and a relative lack in the top catepory (500+)
Wwith regard to the changes between 1957 and 1965 (see Apvendix Table
d 2) the same categories lost and gained in both cases, althourh
the changes were more extreme in the North East  This would have
the effect of bringing the area more into line with the situation
in the country as a whole Jevertheless, in 1965 there was still
a relative concentration into the middle range (51-249 operataives)
and a lack of giant fairms

For the main sectors of the construction industry the growth
1n employment between 1958-53 and 1964-65 varied quite widely The
highest fipures were for specialist firms (24.4%) and general builders
(16 6%), by contrast, building and civil engineering contractors
experienced a small increase (49), and for civil enfineering contract-
ors there was no prowth at all

Within the construction industry as a whole the changes in
employment level in the different size categories (see laole D 4)
reflect an overall trend, but waithin tnis trena there were fluctu-
ations from one year to another which stem from vagaries in the
market, and also the movement of firms between different categories
In certain years there would be a spectacular increase 1n one cate-
gory alongside a sizeable decrease in the category above or below
In the years 1959-680, for instance, the labour force for the category
of firms employing 250 to 400 men 1increased by 96%, while there were
s1zeable falls for the categories above and below  However this
was apainst the general trend for firms in the top category which
experienced an increase of 76% between 1957-58 and 1964-65 (see

Apoendix Table d 1)
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Over the period under consideration there has been a decrease
in the total number of firms, due mainly to the decline i1n the number
of small firms, employing between O and 50 operatives, but there has
been an increase 1in the level of employment within the industry In
both respects gradual changes have the effect over a period of taime
of quite radically changing the structure of the industry and shift-~
1ng the emphasis from the numerous small and medium sized firms to
a smaller nmumber of large firms

Turning to a consideration of the value of output there i1s a
much more even distribution between different size categories than
was the case with the distraibution of firms (see Table D 2) Here
too, however, the emphasis has tended to shift from small to large
firms Table (D 5) shows that between 1957 and 1965 while the share
of work done by firms employing O to 50 operatives fell from 45% to
32%, that by firms employing over 250 operatives increased substan-
ti1ally from 23% to 38% In the middle range there was a slight
decrease Other figures (see Appendix Table d 3) reveal a decrease
1n the importance of housing relative to other forms of construction
1n the late 1950's and early 1960's, but wath a partial revival
after 1964 This revaival was more apparent in an increased share of
the employment than an increased share by value, and so it may point
to the fact that the concentration in the upper levels brought out
by table (D 5) 1s due in large measure to the growth in value of
civil engineering projects

In the Ministry of Public Building and Works statistacs
relating to the distribution of emplayment, oderatives wers recorded

in the places where the firms are registered This helps to account
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for the heavy concentration of employment within the Worth East into
the Vewcastle district, which in 1965 had 13,743 operatives apainst
4,330 11 the South Shields district, 3,940 in Sunderland and 2,960
in Gateshead and district Totals were much smaller in the mining
districts, Durham had 2,100, Bashop Auckland 1,500 and Consett a
mere 600 (see Appendix Table d §) It 1s not surprising that much
of the construction throughout the region is carried out by firms
based in Vewcastle, also some work 1s undertaken by firms repistered
outside the region, whose operatives are not therefore included in
the regional total

The picture that emerges from this analysis of the construction
in ustry in the North East 1s one i1n which there 1s a relative lack
of really small enternrises (one-man business), and of the largest
firms (those employing over 500 operatives) The emphasis 1s upon
firms 1n the middle range, 1in particular those employing between
51 and 249 operatives (see Table D 4) DLconomic insecurity and the
structural changes underway in the repional economy account for the

heavier reliance upon the employment of appentices

Table (D 5) The Value of ilork Done by the Size Group of the I'irm(N E )
(3 distrabution)

1ze calegory 1957 1961 1965
(Operatives) 3 4 %
0-10 17 5 44.6 12 § 35 & 11 7 32 1
11-50 27 1 23 0 20.4
51-99 12 4 16 5 12 1
32 7 32 9 R9 5
100-249 R0 3 16.4 7 4
250-~499 g0 211 119 §
22 6 315 38,2
500+ 13 6 10 4 8 7
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For the Vorthern Region in 1966 apprentices formed 20 5% of
the labour force, whereas nationally the figure was 15 5% Within
the Survey Area the proportion varied quite wadely, it was below
12% 1in the conurbation zones, 15% in the central and eastern mining
dastricts and rose to over 204 in the western mining districts

(see Apoendix Table d 5)

Council Building Programmes -~ The Organisation of the Building

Industry Involved 1n this Process

For the purpose of considering the post-war public building
programme local authorities have been divided into three grouns

(1) Those in which all building was carried out by direct
labour departments

(2) Those which utilised both direct labour building and
pravate enterprise contracting (to be termed "mixed" authorities)

(3) Those in which all the building was carried out 1in

contracts let to private enterprise

Table (D 6) Lhe Classification of Authorities

Number of % of |Average Median

lAuthorities | Population | Total|Population|Population
(1) el 14 394,200 |35 9 | 28157 | 24,195
(2) "Mixed" 6 428,610 |39 0 | 71435 | 44,565
(3) Private Contract 8 275,£20 25 1 34 478 21,480

The above table 1llustrates that the largest group in terms

of the number of authorities, 1s tnat in which all work has been by
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direct labour, but the "mixed" category with less than half the
number of authorities had a larger share of the population(1951)
This 1s because the "mixed" category includes a number of the
larger authorities, while the former group contains many of the
smaller authorities, and has a medium population of 24,000 against
45,000

Within the public housing sector the Durham Coalfield 1s one
of the major strongholds of direct labour building, larpely on
account of 1ts local political traditions

Only 8 out of the total of 28 local authorities did not have
direct labour departments engaged 1in building by the 1960's  Two
of the eight had direct labour forces immediately after World 'ar II,
Washington (from 1946-53) and 'Thickham (from 1946-50), but due to
their location on the frange of Tyneside and the diffaculties en-
countered in recruiting suitable labour at a time of relative
prosperaity and full employment, the direct labour forces were dis-
banded(?) However, 1t 1s interesting to note that Consett situated
furtner from the conurcation influence changed 1n the reverse direct-
1on 1n 1950-51 The organisation of council building in Sunderland
C B has also been subject to variations During the years 1946~
49 all building was by private contracts From 1950-52 there was
a small direct labour force of 40 to 60 men, but then from 1853 to
1958 all work was by pravate contract once more During the years
1959-66 a larpge direct labour force of from 250 to 500 men has
worked alongside praivate contractors  Other local authorities have
been relatively constant in the orpanisation of their housing pro-

grammes, notwithstanding fluctuations in the numbers built
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Figures available concerning the proportion of council houses
built by direct labour in England and Wales only cover the years
1960-66(3) Over this period the percentape ranges from 7 6 te
13 9, with a median value of 8 9 This compares with 49% for 1960~
66 1n the Survey Area and a range of yearly faigures from 43 3 to
61 5 percent (see Appendix Table d 6) A consideration of the entire
post-war programme of the Durham Coalfield (see Table D 7) shows
that tie number of houses built by direct labour reached a peak
during the middle phase 1953-59, and fell to 1ts lowest point 1in the
post - 1960 period Thic disguises the fact that the pronortion of
council houses built by direct labour was the reverse, with a fall
from 45 77 to 42 1% between the 1lst two phases, followed by a rise

to a penk level of 497 after 1960

Table (D 7) The Proportion of Council Building Undertaken by

Direct Labour Forces

Pericd Houses built by Dairect Labour] Total houses | ¥ by D L
1946-52 14 915 52,609 45 7
1953-59 17,440 41,394 42 1
1960-66 13,973 28,537 49 0O
Total 46,328 102,540 45 2

Hence, despite the fall in completions by direct labour and
the decrease in the labour force, 1ts relative importance has
increased It would appear that contract work by private enterprise
has been regarded as the more flexible sector, receiving a large

share of the extra building in times of expansion, and experiencing
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greater cut-backs when there 1s contraction The graph of housing
completions (Graph D 1) 1llustrates that the trend for direct labour
building mirrors that for total council building, but the amplitude
of the building cycles is less than in the case of contract building
Thus, during the build-up phase (1964-51) direct labour contributed
between 44 and 52 percent of the total, but in the peak years (1952~
57) despite a numerical increase, the proportional contraibution fell
to a level of 40-42% During the succeeding trough (1961-64) the
proportion 1ncreased again to between 48 and 6%, but then fell to
43% 1n the 1965-66 revival

The relationship between the level of employment and number
of houses built by direct labour i1s straightforward in outline, but
complex in detail The larpest number were employed when the early
post-war building drives were getting underway  Decreases resulted
from the more efficient organisation of labour and the fall in
construction level In addition, new methods and equipment have
been introduced to cut down labour requirements

In the field of direct labour operations those authorities
operating entirely on a direct labour basis dominated the pacture
in the early post-war years (see Apnendix Table d 8), but during the
1950's the share of 'maxed" authorities increased, due largely to
expansion in Felling and Chester R D After 1960 a further increase
was due almost entirely to the spectacular expansion of direct labour
buirlding in Sunderland C B Thus the proportion of direct labour
enployment 1n '"miaxed" authorities increased from 17 5% in 1946 to
2846 1n 1960 and 45 8% i1n 1962 A number of authorities with larpe

council building programmes come into the "mixed" category(4) By
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contrast a high proportion of the authorities entirely dependent
upon direct labour are situated in the mining districts wherse
demand for new council houses has slackened considerably The
geographical pattern 1s complicated by the intricacies of local
politics, but a number of broad generalisations can be made The
area where building has been entirely by direct labour, extends in
a broad sween through the mining distracts, from Ryton, Blaydon,
Consett 1n the west, through the Rural Districts of Lanchester,
Durham, Easington and Sunderland, and also includes Clester UD ,
Brandon, l'oughton and Hetion (see Fig D 1) Wathin this zone oaly
Durham City and Peterlee New lown have no direct labour building
There 1s however, the anomally of south ‘lest Durham where direct
labour 1s absent, except in Shildon This may reflect the greater
physical difficulties and relative lack of resources, although 1n
this respect Shildon is no different from Bishop Auckland  In most
of the conurbation authorities and their peraphery the housing
programme has been carried out either by pravate enterpirise or a
combination of privale enterprise and direct labour Only in Jarrow
and Hebburn has 1t been entirely by direct labour Generally speaking,
buildaing has to be organised on a larger scale than in the mining
districts, also, there have been difficulties of labour recruitment,

particularly in the residential frange (see P 139)
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Trends in the level of employment within indavidual direct
labour forces reflect in large measure the building cycles (see
Chapter 1IV) In some cases there has been the additional factor
of the relalionship between direct labour and private contract
work  lhis hns experienced greates variations in the case of
Sunderland C B (see P 139)

In the farst place the decision on whether to set up a direct
labour force was a political one taken at the local level Certain
direct labour denartments existed in the inter-war years, but in
1946 although the scale of operations was increased not all depart-
ments were re-established(5) The strength of local and regional
political affiliations 1s readily seen by the fact that direct labour
has retained its strong position in the area, while nationally it
has lost ground since 1964(6) Vhereas in the early post-war years
1ts grent strength lay in the mining districts, the emphasis has
moved to the conurbations where direct labour operates alongside
private contracting The influence of specialised local circumstances
1s well illustrated by the case of Jarrow, where a considerable
inere se in the direct labour force in the early 1960's resulted
from the schle of central area re-development, but fincial difficul-
ties encountered in the l'ear Street scheme (1967) brought this to an
end(7)

The relative sizes of direct labour departments are by no means
statiec In 1966 Sunderland C B8 employed 453 men, more than twice
the number in the next largest force (Easinpgton R D 213), then fol-
lowed another sizeable gap before a group of authorities in the

range 75 to 110 was reached The smaller authorities in the mining
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districts only employed between 40 and 70 mean (see Appendix Table
d 8)

The 1966 situation represented a considerable change from
the mea' years of the housing drive 1952-54, when the largest
forcus were found i1n the mining dastricts (e g Durham R D , Seaham
and Brandon), plus certain conurbation authorities (e g Jarrow,
Hebburn and »underland R D ) In the intervening period these areas
experienced teclines of 507 ~na 121., by coitrist Sunderland C B ,

South Shields n Fasangton R D 1increascd thoir forces  Overall

the direct labour employment level fell by 26%

Council Contract Building Undertaken by °rivate Enterprise

In the survey area there has been a steady increase 1in the
average size of contracts carried out by private firms Between the
first and second neriods there was an increase of 26%, and then a
further 42% increase 1in the third period, 1llustrating that the trend
of 1ncrease speeded up after 1960 The scale of operations was larger
than 1s general in the country, as indicated by the fact that the
average contract size in Fnpland and ales over the »eriod was a

mere 40 3 dwellings Alongside the increase 1in the average size of

Table (D 8) The Average Number of "wellinps per Contract
!

l

1946-~52 195359 1960-66 Total Peraod

53 3 67 0 | 89 1 6649 ;
i
|

contracts there has been a steady decrease in the number of firms
operataing It 1s important to note that the overill trend masks

a number of differences, on the one hand between dafferent authorities,
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Table (D 9) Trends 1n the Number of Firms Undertaking Contract

Work in the Survey Area

!
1946-52 195359 1960-66 I Total
No of firms 70 55 48 113
Continuity from
1946-52 70 37 16
Completely new
entries 33 26

and on the other, between different classes of fairms [or instance,

in Sunderland C 3 and Peterlee New Town the largest number of firms

were operating in the middle period (1953-59), 1n Gateshead and
Baishop Auckland the peak was not reached until after 1960

A classification of firms according to their size and the
location of the head office 1llustrates the 1ncrease in firms based
in Newcastle and within the »urvey Area have remained steady lence
the overall decline was accomplished, firstly by a fall in the numbers
of medium and small firms, and then more specifically, by a decline
in t1e number of medium sized firms In fact, during the thard
perxod tne number of small firms increased again At a time when
contracts were generally becoming larger there was also increased
scope for small infilling and "rounding off" operations It was the
firms in the maddle range which suffered most

The degree of continuity in operations throughout the three
periods 1s greatest in the case of the major firms based within
the North Dast (see Apoendix Table d 9) Most of the national-

based firms did not make an entry until after 1960, while for the
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small and medium local fairms there 1is a continuous state of flux
as 1indavidual fairms prosper or decline, or sven '"die out"

Table (D 10) uumber of Firms Operating According to Size and
Location of Head Office

1946-52 |1953-59 |1960-66 | Total period
I Farms based outside N E 1 3 6 =
IT Firms based 1in Newcastle 5 S 6 9
IIT Special category(8) 3 3 - 4
IV Major local-based firm(9) 7 10 8 11
V Medium sized local-based
firm ; 28 R3 10 35

VI Small local-based flrm% 26 11 18 47
L

The overall trend of increase in the size of contracts masks
a number of differences The range in values for individual
authorities has widened substantially Statistically thas can be
measured by the increase in the standard deviation of the values
of the size of contract The increase is quite dramatic being
from 25 7 to 72 2 The change was greatest after 1960 In large
part the overall increase in average contract sizes was due to the
increascs achieved in certain authorities, in particular, Fellang,
Washington, Gateshead and Peterlee In other cases decreases were
experienced, as in Durham M B , Consett and Spennymoor (see Appendaix
Table d 10) The 1increases exnerienced by Sunderland C B were
somewhat below the overall figures It 1s noticeable that whereas

the haphest v-olue increased very substantially, the lowest remained




vartually statac

authoraties like T'elling and Peterlee on one hand, and Crook,

Spennymoor and Durham City on the other

Thas had the effect of widening the gap between

147

The largest contracts are

Table (D 11) The #ange in Contract Size for

n@gg;dual Authorities

1946-52 1953-59 | 1960-66 Total
Range 80 6 102 7 274 2 R 2
Standard deviation _5 7 31 9 72 2 29.1
1946~52 1953-59 | 1960-66 Total
Maxamum Average 99 1 123 5 297 3
Contract Size
Minimum Average
Contract Size 18 5 20 8 251

often accounted for by special circumstances Thus Peterlee i1s a
New Town and Felline a reception centre for Gateshead overspill,
so that the scale of building has permtted organisation on a larger
scale In Yashangton there 1s the very large experimental scheme
designed by frofessor Napper of Newcastle University. There has also
been an expansion in "systems®™ building and semi-industrialised
methods which has aided the increase in contract sizes among the
authorities with sizeable programmes

The general increase 1in contract sizes has occured against
a background of rationalisation within the building industry
The 1ncrease 1n scale 1nevitably favours the large firms For the
whole survey area the largest number of firms was operating during
the 1nilial post-war phase

There was a strong emphasis in favour

of local-based firms which accounted for 79% of completions
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Table (D 12) Trends in Contract work by 1ype of Firm

I

| 1946 - 52| 1953 - 59| 1960 - 66 Total
4 ~f % of % of | Ave % of
Ave Total| Ave Total | Ave Total Contract Total
1 Size Work
I Based out~

side N L 46 3 23 |134 6 13 2]187 1 192 |138 6 11 8

II Newcastlq

based firms 99 7 11 8] 92 9 14 811756 23 3 1189 16 5
T

IIEarly ko9 95/89 s0| - - 77 9 46
lndustrial
type

IV Major 82 9 381 793 412 |7054 42 6 87 3 40 7
local firms
V Medium Ba 9 331|407 2353 | 351 11 4 28 9 22 6
local firms
VI Small RS0 731201 15| 218 3.4 23 2 Z28
locnl firms
TOTAL 53 3 100{ 67 O 100 89 1 100 66 9 100
. 1 N

The middle phase (1953-59) saw an increase 1n the average
contract size and & fall i1n the number of firms operating  Among
the small-medium local firms the number fell from 54 to 34 and thear
share of the work from 40% to 25% The large firms based within the
North East increased their share from 50% to 56%, but there was
larger increase 1n the share of firms based outside the North East
(from 2% to 13%) After 1960 some of the changes begun earlier con-
tinued at an accelerated rate The large 1ncrease 1in average contract
sizes was due entirely to increases among major firms based within
the North East and among national firms The latter, and the large

firms based in Newcastle, increased their share of the market by a
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wide margin, the major locals and small local-based firms increased
their share by a small margin, while the medium-sized local firms
and those i1n the "special" category lost heavily

A number of factors were operating behind these changes, among
them were the large multi~storey flat projccts undertaken by Sunder-
land and Gateshead, in addation the increasing development of large
comprehensively planned housing projects, designed and built as
single units  Hitherto, housing estates had generally been built
in a large number of scctions by a number of building firms The
process of change 1s rela:ively gradual, as widely differing forms
of organisation exaist alongside one another, though there 1s evidencs
that changes have sneeded ur 1n the third period It is worth noting

that "semi-industrialised" building was undertaken in the e~rly post-

war years by the firms in the "Special" category (III) Non-tradit-
10nal housing of this type accounted for 7 5% and 6% of the market
in the first two periods, but after this i1t was replaced by modern
forms of industrialised building, It would appear from an overall
vieu of the situation that there i1s somethiang of a pyrammdal
arrangement of firms in which the number in a particular category

1acreases as the average contract size decreases

Table (D 13)
fﬁ Number of firms |Ave Contract Size | 4 Change 1n |
Contract Sizc
I Firms based out=-
s1de NV E 7 138 6 + 304%
ITI Fairms based 1in
Newcastle 9 118 9 + 76
IV Major local-based firms 11 87 3 + 27
V Medium local-based firms 35 38 9 -~ 10
VI Small local-based firms 47 R3 2 - 13
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There 1s a degree of overlapping between the firms based in
Newcastle and those based within the Survey Area where they are
of the same order of size Newcastle 1s the regional capital, so
1t 1s 1nevitable that there should be a concentration of large firms
that exert a strong influence throughout the area  Both categories
have experienced the same trends, but they have been greater in
degree in the case of firms based in Newcastle They started with
a much smaller share of the market (12% against 38%) but 1ncreased
it to a greater extent (to 23% against 43%) It 1s noticeable that
although the small and medium-sized firms experienced the same trends
with regard to contract sizes, the latter group experienced a more
drastic decline in 1ts share of total buildins Starting from a
relatively strone position (33% i1n 1946-52) 1t slumped to a very
minor role after 1960(11%) The shnre going to small firms was
more steady, though there was a decrease from 7 3% to 3 4%  Medaum
sized firms have been forced to reduce their scale of operations,
move into the field of private building for sale, or go out of
business The place of small builders 1s a little more secure in
that they can undertake small infilling/rounding off type operations
A comoarison of housing contracts carried out by private firms with
those carried out by direct labour departments 1s hindered by a lack
of accurate information concerning the direct labour work What
does exist presents 2 rather conflicting picture For instance,
for "mixed" authorities direcct labour contracts were larger than
those undertaken by private firms, in Sunderland C B (76 5 against
65.7) and 1n Chester R D (52 1 against 40 1), but they were smaller

in the case of Stanley (43 7 against 79 1) lhe figures which exast
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for authoraties that are entirely direct labour (see Apnendix Table

d 12) 1llustrate the generally small size of contracts, ~nd the
tendency for them to decrease in size after 1960 This is due large-
ly to their location in mimng districts where the straggling settle-
ment pattern offers few areas suitable for large housing projects,
and so certain authorities have resorted to nieceme 1l developments

in a number of settlements, i1instead of concentrating building into

large schemes

The tole of Large Building Firms 1in Contract Building

The degree of continuity in operations by building firms over
the nost-war period varies according to 21 number of factors Much
depends, for instance, upon the pattern of case histories of individual
firms It has already been pointed out that within the construction
industry firms are continunlly expanding or contracting in size, or
even going out of business completely Also some firms changed to
building praivate houses for sale following the growth in demand during
the late 1950's, William leech Ltd , the largest Newcastle firm, 1s
a case 1in point Other firms like G M Pearson Ltd , (based 1n
Hetton), concentrated upon contract work with an equal degree of
success Although the local-based firm of L ¥V #vans Ltd held
first place i1n terms of 1its construction level throughout the post-
war period, other large local firms lost ground after the first phase
In fact, the years 1953-~59 marked 1 transition period when certain
firms whach occupied a major role in the first period had begun a
decline which was completed during the third phase (1960-66), at

the same time other firms were bepinning to concentrate upon private
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ouilding, and there were also signs of "invasion" of the coalfield
by firms based outside the survey area(10) By the third phase,
trends begun during the second phase were more advanced There was
a marked change with regard to the share of construction undertaken
by large firms The number of firms individually responsible for
5% or more of the total constraction had increased from 3 to 7,
while their contrabution almost doubled Saimilarly, whale the
number of firms responsible for 500 or more dwellings fell from

14 to 10, on account of the fall in construction level (21,400

to 16,600), their percentage contribution rose from 57 to 72

The increased emphasis upon large scale omerations favoured firms

Table (D 14) The Contribution of large Building Firms

(a) Firms with i1ndividual contrabutions of 5% or more of total

1946~52 1953~59 19€0-66 Total

LW Evans(IV)9 33| Evans(IV)15 3% Evans(IV) 18 6% Evans(IV)lZ.S%

|
|
|
|

M’ Leech(II) 7 7% Leech(II) 8 9% Pearson(IV)10 6% | Leech(II)5 8%
J Clark(IV) 7 74 | G Wimpey(I)8 9% | Whittall(IV)7 5% | Pearson(IV)5 6%

r———

A V Glerey(IV)6 4% Laing(I) 6 4% Wimpey (I)5 6% E
Lane Fox(IV) 5 6% Cussins (II)5 5%
S Maller(II)S 5%
Crudens(I) 5 0%

(36 7%) (33 12) (59 1%) (31 5%)

(b) T'irms 1ndividually responsible for 500 houses 1nd over, b

and share of total 1

9 firms (52 5%) 14 farms(56 5%) 10 farms(71 8%) J
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based in Newcastle (e g Cussins and Miller) and national-based
firms like Laing and Crudens  Neverthelcss L W Evans Ltd. cone
solidated its position and there was expansion of operations by
the total firms of G M Pearson and Whittall Ltd (West Boldon).

The Council Building Programme in Sunderland G B

The public housing sector of Sunderland C B 1s the most
suitable for analysis on account of the fact that i1ts housing pro-
gramme has been the largest and most varied Also, reliable figures
exist for the annual completions by each builder from 1951, whereas
for other authorities the only reliable statistics are those for the
starting dates of contracts

An examination of the annual construction figures for each

burlder (see Appendix Table d 13) reveals that these several phases
of relative stability separated by periods of abrupt change

(1) 1946 = 52 During the early post-war years less than 3% of all
building was by direct labour At this time there were some 15
firms operating on a medium scale (<« 100 p a.) and one firm (L W.
Evans) building on a larger scale The latter firm accounted for
41% of the total building for 1946-52,

(2) 1953 ~ 57 In 1953 four of the medium sized firms dropped

out of the picture The dominant position of L.W. Evans was
strengthened, and 50% of all builddng for the period 1953-59 was
accomplished by this firm The remaining 12 buildeps accounted
for a remarkably steady output up to 1957, their median building
level was 49 houses per annum, with an upper quartile value of

68 and a lower quartile of 32,

(3) 1958 = GR At the start of this period seven of the eleven

medium sized firms ceased operrtions They were replaced by five
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new firms, but from this point omwards operations have fluctuated
a good deal For instance, the number of firms operating fell
from 11 in 1958 to 3 in 1962 and then increased to 5 in 1966
(4) 1963 - 66 The expansion of direct labour building after
1960 had the effect of squeezing out all the local builders except
LW Evans After 1964 the only other firms operating were large
national firms like Laing, Taylor Woodrow and Lindsay Parkinson

This analysis brings out the changes which have taken place,
from the early 1950's when building was almost entirely in the
hands of 16 local fairms, to the 1960's when 1t was dominated by
the direct labour department (47% of total for 1960-66) plus 2
number of national firms Of the local firms only L W Evans was
st1ll active in 1966, and this was at a reduced level(10) Hardest
hit by this change were the 11 local firms which occupied a strong
and stable position during the 1950's, together they accounted for
3,900 dwellings in the 7 years 1961-57, but a mere 460 in the 9
years 1958-66

With respect to the housing developments themselves, it 1is
ironical that the apparent uniformity, even monotony of the early
post-war estates belies the fact that a large number of builders
were involved and undertook a multitude of small contracts, where-
as the estates built in the 1960's appear more varied, despite being
built i1n large contracts by the direct labour department and a

handfull of major building firms(1l1)
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Table (D 15) Sunderland C B - Council Building Programme

1946-52 | 1953-59 |1960-66 |[Total
Plrect Labour 2 9% 0 2% 46 5% 17 6%
National Firms N1l 1 5% 17 5% 8 17
L W Evans 40 6% | 20 4% 28 4% 39 %%
Dther Local Firms 56 5% | 47.94 7 6% | 34 4%
(Total 26)

The ROle of Pravate Building firms in Municipal Contract Work -

A General View

When building was resumed at the end of the Second World
War there was a proliferation of building firms, it was relatavely
easy for a skilled craftsman to set up as a general builder and
he stood a fair chance of prospering IMost of the work was initiall
in the form of municipal contrncts, which had the advantape of
provaiding regular monthly paymeats, and enabled the builder to
venture into nrivate building when conditions were favourable
During the second half of the 1950's the fall in the number of firms
engaged 1n contract work was partly offset by the movement into
priv~te building at a tame of rapid growth in demand There was
some "tninning out" of firms during the 1950's, but after 1960 the
1ncidence of bankruptcy and liquadation more than doubled in the
North East Region(12) There are 1 number of factors behind this
Firstly, the general increase in the size of contracts favoured the
large firms and meant that the industry was changing from being

labour-intensive to being more capital~intensive The builders
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themselves complain of the burden of paperwork(13) and the
complications arising from government legislation which mean that
greater knowhow 1s required in organisation and management A
Further factor i1s that in ounderland, the largest urban centre in
the Survey Area, contract buildaing by local builders has virtually
dried up, i1n the face of the expansion by direct labour and national
firms In the field of private building much of the land suitablse
for development by the smaller firms has been built upon and condit-
1ons increasingly favour the development of large estates by a
small number of major firms

The overall impact of these changes has been most drastic in
the case of medium sixed firms Some like Whittall Ltd , have
successfully expanded, but for m.ny olhers operations lave
become intermittent and small scale The changes have meant a high
rate of bankruptcy(l4) For the smellest firms there has been
greater scope for small-scale infilling woirks in both public and

private sectors, and 1lso for repalr and maintenance work

Building Operations in the Private Sector

Only 28,570 houses were built for sale during the years 1946-
66, compared with 56,210 built by private firms on contract to
local authorities  Desmite this difference in scale, the basic
difference 1in the nature of the work meant that a larger number
of builders were engaged in building for sale llany firms oberated
on a very small scale, even to the extent of building to the indi-
vidual specifications of the purchasers  Nevertheless, within this

field the leading firm occupies 2 dominant position, however, after
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a small number of major speculative builders there 1s a rapad fall

to the levels achieved by medium-sized firms

Table (D 16) The Share of Building Accomplished by Major Firms

(1946-66)
Private Sector(%) Contract (%)
W Leech 32 7 LW LCvans 14 5
J T Bell 50 /' Leech 58
Lane Fox 39 G I Pearson 5 6
i
G Wimpey 35 G Wimpey 56

D 16(b) Details Relating to the fhirty Firms Responsible for the

Largest Numbers of Completions

(1) Pravate Sector Range 9,340 to 140 dwellings, Median 262

() Contract work Range 7,823 to 489 dwellings, Median 1,173

By considerang the 30 firms res»onsible for the largest numbers of
comhletions in each sector, it 1s noticeable that while a small
number of major firms are important in both sectors, only 11 firms
appeared 1n both lists, thereby giving an indication of the degree
of specialisation between different types of work The situation
has been reasonably fluid, for instance, the largest northern firm,
W Leech Limited, changed emphasis from contracting to speculatave
burlding towards the end of the 1950's

Vithain the pravate sector the increased scale of demand, the
movement into the suburban zone, 1nd the exhaustion of developable

parcels of land within the better residential areas, have favoured



- 158 -

large firms with the necessary resources By 1966 only one local
firm (S McCullough) was competing successfully in the field of
large—scale estate development with the Newcastle-based and national
firms A number of medium sized firms building on a similar scale
were 1nitially successful, but then encounteigsd financial dafficul~
ties, this happened i1n the case of Coleman and Rought in the Durham
area and iatson in Whickham  In addition the level of actaivity of
firms an Sunderland and South Shields declined after the peak levels
oir vhe itate 1950!'s and early 1960's

Of the large share of private building undertaken by Newcastle
firms (43”), the jominant clement is that by William Leech, though
J 1 Bell and J H Fisher have 1lso madc sizeable contributions It
hns been relatively easy for Newcastle firms to gain a strong foot-
hold 1n the areas of suburbanisation for a number of reasons Gen-

erally speaking, these areas support few building firms, especially

Table D 17 The Share of Construction by lype of firm

Private (%) Contract (%)
(a) Newcastle firms 42 8 16 5
(b) National firms 35 11 8
(c) Local firms(14) 53 1 67 1
Category I 99 40 7
Category II 13 5 22 6
Category III R9 7 38
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in the local authorities where council building 1s organised along
direct labour lines The nature of the settlements themselvas makes
them most suited to expansion by large speculativcoestates of houses
1n the lower price ranges, similarly, the sudden 1ncrease in housing
construction after 1960 favoured the Newcastle firms with sufficient
rasources to finance larpe developments Local firms have either
concentrated upon small estates or joint developments waith their
builders The influence of national firms 1s below what a1t 1s in
the public sector, and this may reflect the fact that praivate
building in County Turham does not by national standards offer a
lucrative outlet  Local fairms too were responsible for a smaller
proportion of the total (53% against 67%), and there was a reversal
in the relotive standing of farms in different size categories In
the orivate sector there has been more scope for the small builder

and so this group accounted for the larpgest individual share

The Intensity and Area of Operations of Eirms According to their

Location

Table (D 18) Share of Construction by Location of rirm

Newcastle firms 42 8%
National farms 3 5%
South Tyneside firms 10 9% (Central Tyne 6 8%, E 1yne 4 1%)
Sunderland firms 16 1%

Firms of the mining
districts 26 1%

(a) Newcastle 'nrms  In the case of building by W Leech there

1s a greater concentration upon the outer suburban zone than 1s the
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case 1n general with Newcastle firms Irregularities in dastribution
are smoothed out by the omerations of fairms like J T Bell (an

Whicl ham and fyton), J H Fisher (in Felling and South Shields) and
M Grady (Felling, Gateshead) This situation reflects the com~
petition for development which exists in certain areas, plus the
fact that demand 1s more varied in V/hickham and Ryton, than 1t 1s

+1 Chester R D or Houghton Newcastle firms have most influence

in the central and western districts extending to Lanchester and
Durham, 1t weakens eastwards towards Sunderland and South Shields,
though even 1n Sunderland R D and Boldon 1t 1s stronger than the
influence of Sunderland firms (see Apoendix Table d 14)

(b) Buildine firms based in Sunderland, Gateshead and South Shields
operate at a lower level of importance Their influence 1s strong
withan the immediate localaty, but falls off rapidly In the case
of Sunderland it 1s confined to the coastal zone from South ohields
to Lasington, but 1s only strong in Sunderland C B and beaham
Firms situated in Gateshead suffer from the disadvantage of being
overshadowed by the Newcastle firms, though they are quite amportant
1n the suburban developments of Chester UD and R D Farms based
on Last Tyneside have a purely local sipmificance, and that 1in an
area of declaining umportance for nrivate develoo-ment

(c) Local firms dominate the scene 1n the static mining areas of
the west and south-east, although firms in this category have been
responsible for larger numbers of completions in such areas as
Durham R D , Whickham and Boldon There 1s some indication (see

P 174) that in these areas the small firms serve the local demand,

whereas the Newcastle firms cater for incomers VJhen local farms
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have tried to expand into the field of large-scale s»eculative

building they have invariably encountered financial difficulties(15)

The Relative Standing of Firms Based in Newcastle and those Based

YUithin the Survey Area

The smaller size of most local-based firms means that they
do not have sufficient resources to undertake large-scale speculative
ventures Furthermore, there 1s ~ tendency for the largest firms
to specialise 1in contract building with i1ts greater financial
security (examples are L W Evans and G M Pearson) In Sunderland
C B the medium-sized firms were squeezed out of contract building
before 1958 (see P 154) Thas caused the loss of the steady income
derived from contracting, and so 1t could not be used as a spring-
board for the movement into suburban development, since this demand
di1d not arise until later Another factor working against the local
based firms stems from the fact that building cycles in Sunderland,
South Shields and Boldon reached an early peak, after which there
was a shortage of land suitable for pravate development

Much of the demand for nrivate housing in the area stems
1nmtially from the Tyneside conurbation, and so Newcastle firms
have moved their area of operations outwards to cater for this demand
Areas like the south-eastern section of the coalfield, which are
easily dominated from Sunderland, by comparison constitute 1 sterile
1. el .or private housing, 1in Sunderland R D , Washington and Houg=-
ton, where demand 1s greater, Sunderland firms have to meet fierce
cometition from nationil and Newcastle firms

For all these reasons firms based in Sunderland are generally
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smaller, less prosperous and have a much narrower field of influence
than those based in Newcastle  They have not attained a "regional",
as opposed to a "local" significance 1n the provision of praivate
housing This is also true throughout the Survey Area, with the
possible exception of the Gateshead firm of S McCullough  Further-
more, the fipures for t he whole post-war pcriod do not reveal that

local firms are continuously losing ground to the large developers

References to Chapter VI

(1) The llorth-East Pcgion comprises Northumberland, Durham and the
Jort1 Rading of Yorkshire, the Northern Region includes these
plus Cumberland and ''estmorland

(2) Information from discussions with the respective Surveyors

(3) Housing Stataistics III, HM S O

(4) Notably Sunderland C B , South bhields C 3 , Felling and Chester
RD

(5) Evidence from D A Xirby (1968), Gateshead 1s a case 1in point

(6) "The Taimes", Friday, Apral 28, 1967

(7) "The Journal", Saturday, September 10, 1966

(8) Firms specialising 1n early nost-war non-traditional housing

(9) Saize according to number of operatives employed -
(Iv) 250 + (V) 51-249 (VI) =< 50

(10) Cxamyles = Twiname (Newcastle), Milton Ilandle (Preston),
Wimpey (London)

(11) H J Dyos, Victorian ouburb, op cit

(12) HW Wake, Mrector National I'ederation of Building Trades

Employers, Sunderland




- 163 -

('3) Interview with L G Pearson, of G M Pearson Ltd

(14) Saze categories as above(9)

(15) Examples are Coleman and Rought in the Durham area, Watson

1n Whacklam, and Henderson in South Shields
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CHAPTER VII

THE RESIDENTIAL MOVEMENT Or OPULATION

The Migration of Population

In this chapter consideration 1s given to one aspect of
population migration, that is, the movement into owner occupied
housing built since 1946 To see this aspect in perspective it
16 necassary first to give an outline of the overall movement
of population

Some 1ndication of the scale of movement is given by the
fact that one third of the population of England and ‘sales had
moved 1t least once in the five years prior to the census of 1961(1)
Within the Northern Region it was found that despite the high
degree of inter-regional movement, much larger numbers were involved
in local movement, and redistribution within the region(?) 407 of
all moves were to nouses no more than 15 minutes walking distance
from the vrevious home, and this as largely accounted for by the
scale of movement to council properties  Internal redistribution
involves the migration of young people to the major urban centres,
and of young married couples outwards to the suburbs(3) Owing
to economic contraction and the focussing of employment opportunities
upon the conurbations and their margins, a degree of population
redistribution would seem inevitable Also, planming policy since
the war has fostered some aspects of this redistributionm

In terms of migration patterns (see Fig. BG.8), the areas
of net gain, have often experienced 1 sizeable loss of mining

population, which has been counterbalanced by an inflow of commuters
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This 1s best seen 1in Yest Tyneside and Lanchester

The councal renting and owner-occupied sectors provade the
twin tenure goals of migrants, tney operate entirely separately,
imorting more from other groups than they lose, and wlile there is
considerable movement within the two groups, there i1s very little

between them

Cas. otudies of Private Enterprise Housing Developments

Questionnaire Surveys were used to study the movement of

population into modern private housing In order to focus attention
on the processes underlying the changing patterns of development,
1t was decided to examine certain "zones of interaction" in detail(4)
With the informition obtained 1n these areas, 1t would then be pos-
sible to extend general statements concerning forces at work and
resulting patterns, to other areas where the issues were more clear-
cut Thas would be accomplished by sunvlementing the survey material
with data obtained from buildine firms and other knowledge gained
from field-work

Four areas were selected for investigition, involving six
settlements, ~nd with a breakdown into 14 house type groupings
The arcas were -

(1) Cleadon An attractive, hagh status community in the
Green Belt between South Shields and Sunderland A mixture of
house types were surveyed with the aid of a stratified random
sampling frame(5)

(b) Chester le Strcet and the neighbouring village of Great

Lumlex Four sizeable estates were covered, three in the town
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and one in the village

(c) Houghton le Soring and Penshaw In this case four

estates were samplcd Here the oulside impulse stems largely
from Sunderland

(d) Lanchester A pleasant agricultural community in West
Durham subject to modern commuter influences

To 1ndicate the context in which each survey was carried out,
1t 18 necessary to counsider the factor of locntion, the sequence of
housing development, and the stige reached at the tame of the survey.
In the case of Cleadon, for instance, there 1s by Durham standards
a concentration upon the more expensive categories of housing, though
all types are represented Only one estate stands out clearly as a
separate entity, this 1s the leech estate in Boldon Lane containing
290 dwellings For the most part, Cleadon has expanded in a com-
posite manner with a mixture of houses by type, size and age. Those
built as "anfills" tend to assume an importance even greater than
+*} 1~ nuwiciical strength, since they generally occupy the larger
sites, and include the majoraity of large houses The pressures for
private building in thas Green Belt community mean that as vacant
plots have mostly been built upon, further aintensification tnkes
the form of building in largeé gardens, in back-land, and re-develop-
ment at hipgher densities These arc unusual features in County
Durham Also, over 90% of post-war building in Cleadon has been in
the private sector, against a level of 40 to 50 percent in the
other settlements surveyed, and 24% in the Survey Area

The two towns of Chester le Street and Houghton le Sprang

and their neighbourine villages of Great Lumley and Penshaw, are
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Table E 1 The Size Distribution of Pravate Housing Schemes 1in
Cleadon

| Size Category Numbcr of Houses % of Total
= 100 89 35 2
25-100 349 42.4
R5 184 R2.4
822 100

considered together as they have many fentures in common  They
are situated within a belt which 1s particularly interesting on
account of the varied influences at work, which are bringing about
a complete change 1in the local economy As coal mining 1s run
down 1nd local sources of employment are lost, there is a concen-
tration of activity upon the major nodes of manufacturing at the
Team Valley Estate, at Birtley and 2t Pallion, and also upon a
variety of service employment traditionnlly under-represented in
the mining distraicts Wath regird to settlement changes, there 1s
the concentration of mining population into regrouping centres
accomplished within the public building sector, and the large-
scale expansion of selected areas by o>rivate development. The
readjustment of the local economy nd the changing functions of
settlements are being brought about by the dual process of (a)

the movement of populition from the conurbations into commuter
estates, and (b) the concentration of employment for local populat-
1on into a small number of nodes i1n or on the margains of the

conurbations Hence the purpose here 1s to examine a2 coal mining
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district where the urban structures re undergoing changes stemming
from the conurbations, into whose orbit they are being drawn For
this area eight housing estates are considered, nnd the relevant
variables concerning differences betwecn estates include, the
builder, lype of house, size of estate, date of construction and
precise location (see Table E 2)

Lanchester possesses the advantage of having been little
affected by mining developments, and of being situated in an area
of attractive countryside The old agracultural nucleus with 1ts
stone-built houses has been extended in recent years to the north=-
west and south-west by a series of private housing schemes, these

developments while forming a number of distinctive units do

knit together as part of the community, far more than is the case
with the privite extensions to the mining settlements The town
1s 5 milecs south-east of Consett 1nd 7 miles north-west of Durham
along the A 691, a road which was improved during the 1230's as
part of the measures to aid West Durhim It now has the effect of
opening up the area to commuter developments for Central Durham
Three housing arens were surveved in detail and a fourth more briefly
The former comprise the sizeable estate at Mount Park, the
smaller estate 1t Alderdene Burn, and the composite housing area
1n the south~-west The latter renlly initinted post-war pravate
construction in Lanchester, it began with piecemeal house building
"to order!" and led on to small estate schemes by local firms, whach
in turn showed the way for larger developments undertaken by large

Newcastle ~ based firms, of which three were operating by the end

of 1966
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Table (E 2) TI Areas Surveyed with Questionnaire Surveys

ELstnte Builder No.of houses| Date of cznstruction
Chester - 1 Garden McCullough 364 Started 1962-still
Farm under construction
2 Hilda Park ILeech 164 196367
3 North
Lodge Leech 149 195860
Great Lumley Wimpey 267 1961-64
Houghton « 1 Gillas Lane Leech 96 1956=57
2 Durham Road Leech 116 196567

3 Diry lane Waimpey 125(Dec 66) 1965 started
4004+ (June 68)
Penshaw - 'Thatefield Icech 292 1963 =65
Cleadon = whole settlement with
breakdown by Rateable vilues 822
and date of move
Lanchester - 1 Piecemeal
housing developmants :Iveson and
in SW others 70 1954 onwards, but
mostly 1960~61
R Mount
Park Lecch 160 1962-65
3 Alder-
dene Burn R W Bell 68 1963-65
4, High Ford Fasher R 1965 started
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Patterns Brough* Out by an Analysis of the Questionnaire Survcys

The movement of population into the housing areas surveyed
from 4 main source areas was considered -

(2a) The local settlement and local district(6)

(b) The remainder of the colliery districts

(c) The conurbations

(d) Other regions

In all cases the local settlement provides less than 304 of the
inhabaitants It 1s of negligible importance in the case of Great
Lumley, Cleadon (R V £90 and less), and the Alderdene Estate
Lanchester, while at the opposite end of the scale, with over 257,
are Hilda Park Chester, Cleadon (R V £120+) and the south-western
area of Lanchester The figures indicate that in some cases wide
variations exist within individual settlements This 1s the cnse

with Lanchester, Cleadon and Houghton  Varinbles which might help

to explain these differences include the size of estate, builder,
type of house, date of construction and precise location, factors
which will be examined in detail later  However, the clearest
indication of the differences 1s piven by Cleadon, where the impor-~
tance of the local settlement increases dramatically as rateable
value ircreases, and 1s inversoly related to the length of residence
Pressures stemming from the Green Belt and the increased status

of the settlement have resulted i1n increased rates of internal
movement relative to movement from outside In Houghton le Spring
the basic dafference between Gillas Lane and Durham Rond - Dairy

Lane must be attributable to the date of construction The factors
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Table (E 3) The Percentape Contribution of the Local Settlement
and Local Dastract
Local Settlement {Local Diastract

Garden Farm 24 4 R6 4

Hilda "ark 25.6 28.4

North Lodge 19 8 3444

1 Chester Total 23 1 29 4

R Great Lumley 14 14 1

G1llas Lane 21 2 33 8

Durham Road 12 7 29 8

Dairy Lane 13 7 25 5

3 Houpghton Total 14 8 29 4

4 Penshaw 90 14 8

Cleadon R V £120+ 2743 46 O

PV £91-119 12 6 19 7

RV £90 and less 186 95

Cleadon Total 9 3 15.6
Cleadon by date of more -

1959 and carlier 5.7 12 5

1960 - 63 91 12,5

1964 - 67 12 9 21 5

South Vest Area 28 0 84,6

Alderdene Burn 3,1 34 .4

High Ford Te? 29,8

Mount Park 11,3 5646

Lanchester Total 1042 50,1
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of house type, estate size, builder and date of consiruction work

in 2 more complex manner in Lanchester  The earliest buildang an
the south-west was to serve a local denand, but this siowed the wgy
for larger estate developers to move 1in ~nd attract commuters to the
settlement  Whereas for the largest estate with cheapest houses,
the bias 1s tow.rds West Jurham, for the morc exnensive areas more
"outsaders" have been attracted In the case of Chester the figures
are more consistently high than in other settlements, reflecting the
more stable position of the town with a longer residential traditien
as a commuter town, going back to the development of the Picktree
Estate 1n the 1930's It 1s also the largest settlement under
consideration with 15,000 people against 10,600 for Houghton,

3,500 for Penshaw and less than 3,000 for lanchester, Great Lumley,
and Cleadon  Within the zone of the coalfield which contains Chester,
Great Lumley, Houghton and Penshaw, 1t would appear that the towns

are able to draw on local population to a greater extent than 1s the

case with the villages The proportions involved in Chester and
lloughton arc double those for the nearby villages

In addition to the stimulus to development provided by local
dernnd, t!'erc 15 also a movement of population from the mining dis-
traicts in general This forms 1 kind of regrouping movement into
areas selected for development by the large spcculative building
firms  Lanchester, for instance, fulfills an amportant regrouping
role 1in West Durham; Chester and Hougrton are also important, but
1n Clcadon there 1s little inward movement from mining districts
The regrouping aspsect 1s also relatively weak in the estates sit-

uated i1n Great Lumley and Penshaws Chester and Houghton have
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The Overall Influence of the Colliery Districts

(% of residents)

Colliery Dastricts
in Total

Drawn from outside
Local “ettlement

Ga den Farm 48 7 24 3
Hilda ™ark 56 6 31 0
Ie»vh Lodge 58 2 38 3
1 Chester Total 53 3 30 2
2 Great Lumley R5 4 24 0
Gillas lane 54 0 32 8
Durham Road 40 4 R7 3
Dairy Lane 35 3 21 6
3 doughton Total 42 4 27 6
A4 Penshaw 21 8 12 8
R V £120+ 46 0O 18 7
PV £91-119 19 7

RV £90 and less 11 1

5 Cleadon Total 18 2 89
1959 and earlier 15 9 10 2
1960 -~ 63 14 8 57
1%4 - 6/ 23 7 10 8
South-llest Area 86 4 58 4
Alderdene Burn 37 5 34 4
High Ford 45 2 37 5
Mount Park 64 2 52 9
6 Lanchester Total 57 9 47 7
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attained a better balance between construction for local demand
and catering for a mosement from ot!er colliery districts, in
addition to their strongly developed dormitory functions for the
conurbations In the more recently developed sstates in Houghton
1t 1s noticeable that the proportion of households drawn from the
local settlement has fallea off, although the regrouping function
has been maintalned better

Within the outer suburban zone 1t would apiear that the towns
fulfill a more important regrouping function than the mining villages
The dafference is less mar! ed than in the case of housing people
from the local settlement For Cleadon situated on the conurbation
margins the regrouping function 1s of minor importance

Movers from the conurbations occupy an important role, except
in the case of Lanchester The conurbations are the +dominant

~ource areas 1n fenshaw, Cleadon and Great Lumley sunplying between

54 and 71 per cent of residents ‘They supply 38 6% of movers to
Houghton and 29 3% of movers to Chester Within the zone subject
to suburban influences a wide range of factors operate 1in deter-
mining local variations The factors include -

(1) The size of estate

(11) Date of construction

(111) Building firm anl 1ts sales resources

(1v) Price and iype of house

(v) General location

(vi) Precise situation and visual environment

(vi1) fscellaneous factors
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These variables combine together in a complex manner and it is not
generally -racticable to separate tham, though in some cases one

factor may be of special significance:

Table (E 5) The Proportion of Pesidents drawn from the Conurbations
lS Tyne U Tyne Tyneside Vearside Total
Garden Farm ! 13.4 1742 30,6 28 33,4
Hilda Park 14.9 14,9 29,8 248 32.6
vorth Lodge 13,0 9.2 22.2 1.5 R37
1 Chester Total| 13.4 13,4 26,48 .5 29,3
2, Great Lumley 211 28,2 49,3 5.6 54,9
G1llas Lane 14 21 345 14,8 17,7
Durham Road 2.1 - 2.1 404 42,5
Dairy Lane 70 2.8 9,8 41,2 51,0
3 Houghton Total 247 28,5 38,6
4 Pgnshaw 5.5 65.4 7007
RV £120+ 18 2 3.0 21 2 15,2 3644
£91-.119 41 1 18 42,9 10 7 53,6
£80 and less 50 8 32 54 0 19,1 7341
5. Cleadon Total| 43 2 3.0 4645 15,3 61 8
1959 and earlier| 58 O 3 60 3 18.2 7845
1960 - 63 46,6 5.7 5243 12,5 64,8
1964 - 67 26,9 242 29,1 15,1 44,2
South-west - - - - - |
Alderdens Burn - 1546 15.6 - 15.6 |
High Ford 942 10.6 19 8 - 19,8
Mount Park l 944 3.8 13 2 - 13 2
6 Lanchester Total 13,3 13 3
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In Fagure (E 1) the information obtained in the questionnaire
surveys 1s combined with the data supplied by !illiam Leech Limited,
and information collected during fieldwork It 1llustrates the zones
of varving intensaty of influence of lyreside and 'Jearside as source
areas o magrants For lyneside there 1s a very gradual decrease
1n 1nfluence moving southwards through Birtley, Chester le Street,
Durham and their associated villages 1n Central Durham By contrast,
the fall-off 1s much more rapid to the west and to the east In
the west there are few settlements suitable for praivate development
and communications are less conducive to growth, a factor also
important in the east, where, however, the major factor 1s the
rival influence of ounderland The pattern of sunderland's area of
iniluence 1s very different from that of Iyneside, as would be
exnected when comparing a single urocan centre with a linear uroan
mass  ounderland exerts a strong influence over a fairly wade
area, but this comes to an abrupt end, and there i1s not the gradual
fall-off in influence which 1s a feature of the lyneside pattern
Nevertheless, there 1s some overlapping i1n the Washington, Boldon
and Bournmoor areas

The strength of the conurbation influence 1is relatively
greater in villages than in towns withan particular areas at similar
distances from the conurbations As was shown earlier towns tend
to cater more for local demand, along with regrouping from other
mining districts, with a resulting decrease in the importance of
the conurbations as source areas Whereas Tyneside contraibuted
49,3% of households on the Great Lumley estate, the figure for

Chester le >treet was only 26 87, despite its being fractionally
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existed in the case of Penshaw and Houghton in their relations with
Sunderland

In a number of cases, differences within indivaidual settlements
can be examined in terms of the different housing areas studied, and,
in the case of Cleadon by rateable value and date of move Firstly,
there are six broadly comparable estates situated in Chester le
Street and Houghton le Spraing in which the varying proportions of
households drawn from the conurbations can be examined in terms of

1 number of variables The estates form reasonably attractive

Table (E 6) [Cstates 1in Chester and Houghton

% of house1

| Year of hold from !

Estate Builder [ Size |Construction |conurbatiog,
Chester Garden Farm | McCullough | 400+ 1963 onwards 33.4
Hilda Park Ieech 190 1963-67 32.6
North Lodge Leech 150 1958-60 R3 7
Houghton Dairy Lane Wimpey 400(8) | 1965 onwards 5240
Durham Hoad Leech 116 1965-67 42.5
Gillas Lane Leech 96 1956-57 17.7

resident1al extensions to two medium sizedtowrts 1n comparable

locations relative to 1yneside and Wearside Nadur(9) has indicated
their similar rdles waithin the area of North Durham subject to
increasing conurbation influence  Allowang for his similariaty, and
the fact the Leech constructed four of the six estates, differences

1n household composition (where these are significant) should be
explainable 1n terms of differences of size and the dates of construct-

ion In fact a clear distinction exists in each case, between




- 178

the first estate to be developed, and the two that followed later,
The division 1s widest in Houghton, as 1s the separation in dates
of construction, the Gillas lane and Durham Road estates are of
simlar size, were built in the same residential area and by the
same firm The only factor to explain the variation in numbers
drawn from Sunderland is the nine years difference i1n age In
Chester, the North Lodge and Hilda Park estates are comparable in
the same respects, but are separated by six to seven years, the
Tyneside contribution increased from 23 7%, to 32.6%, despite the
fact that the earlier scheme 1s closer and more accessible to
Tyneside
The date of construction 1s undoubtedly the major single factor
in exnlaining differences, bat 1t 1s also true tanat larger estatec
attract the highest proportion of ex-conurbation households. 1In
Chester the difference 1s very slight, but the largest estate 1s on
the southern margins of the town, furthest away from Tyneside The
effect of continual re-sales 1s to gradually reduce the differences.
Cleadon comes under the dual influence of Tyneside and Wearside,
with the former the more important, nroviding 46 5% of households to
the latter's 15,3% The dependence upon Tyneside 1s greatest for
houses 1in the lowest rating category (£90 and less), 1t declines
progressively as the rateable value increases lhe fall 1s relatively
slight from the first to the second category (11 1%), but more con-
siderable to the thard (21 7%) .earside 1s of secondary importance
as a source area, and follows a different pattern in which the lowest
category has the highest figure (19 1%), the middle category the

lowest (10 7%), and the top category an intermediate figure (15 2%)
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Thus, whereas Tyneside has provided the main influx of population
into the lower rated groups, the two conurbations are of almost
equal importance as source areas for houses rated at £120 and above
An important factor here 1s that Sunderland has greater sub-regional
significance than South Shields  In the case of South Shields there
_s a def.nite tendency for young families to move into the cheapest
houses 1nitially, and later to move into better houses once they
can afford to do this The scarcity of sates for better housing
means that local conaections are often helpful in securing them
Some local people have built upcn plots which they have held for
some time One impression gained during the survey work was that
people who moved from South Shields into the lower rated houses were
attracted by the availabilaty of cheaper modern housing (ain the late
1950's), rather than a desire to move out of the town, by contrast,
people movaing into higher rated houses did so consciously because
of the attractions of Cleadon as a residential area.

Building activity in Cleadon divides into a number of phases,
and so the movement of population was examined over three period -
(a) 1959 and earlier, (b) 1960-63, (c) 1964-67 The percentage

contribution of lyneside fell »nrogressively, from 60.3% to 52.3%,

and to 29 1% for the post-1964 period, indicating our acceleration
in the trend after 1963 The contraibution of .learside has fluctuated,
though 1t remained steadier overall, recovering to 15 1%, after an
earlier fall from 18 2% to 12 5% While the influence of Tyneside
has declined, there has been an increased scale of movement within
the local area, and also of long-=distance movement  People an the

latter category apjear to be prepared to pay +hat are by Durham




Tyneside opt to move further afield to cheaper developments.

It would appear that in Cleadon the general trends represent
something of a movement towards the "norms" already attained within
the top rateable value category This 1s probably to be expected in
view of the settlement's increased status and the pressures of the
Green Belt With the sizeable estate developments in the years
prior to 1960, there was a large influx of peonle from South Shields
Since lhat date, as the supply of land has gradually decreased de-
velopments have become smaller and of a higher quality Thas has
had the effect of reducing the scale of movement from Tyneside, and
of aincreasing the scale of local movement An indication of the
movement upwards 1s given by the fact that i1n the Cleadon Meadows
estate developed by J T Bell in 1966-67, a high proportion of the
families came from the local area  ™articularly noticeable was
the movement which took place from the lower status leech estate,
many of these peopnle had originally moved from South Shields. In
sum, a feature of recent small-scale developments has been a signi-
ficant movement from larger estated developed earlier to receive
people from the conurbations This might be viewed as a "second
stage" estate development, in contrast to the "first stage'" estate
development, which symbolises the initial suburbanisation of an area
by the conurbations

Fagures for the proportion of households who moved from outside
the Survey Area display a wide range of values, though there 1s an
overall clustering of values between 15-20% The hagh figures for
Lanchester are associated with the movement of people into the area

to work for Consett Iron Company, various recently established
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factories in West Durham, and also in the employment centres of

M d-Durham The incomers are prepared to travel some distance

to work for the sake of attractive living conditions  These

mobile sections of the population act s "leaders" in the expansion
of private housing development to serve commuters A similar
exnlanation might apply in the case of the Gillas Lane estate,
Houghton le Spring People moving into the area to work in Sunder-
land would be prepared to live as far out as Houghton le Spraing in
an attractive estate of an earlier date than the majority of people
oraiginating from Sunderland, this movement was to come later The
high figure for the middle rating group in Cleadon has already been
discussed (see P 179) It 1s also noticeable that the proportion
of outsiders has increased with time This 1s tied 1in waith the
prices people are willing and able to pay for housing the stress
laid upon the visual environment, and the 1dea of what constitutes
suitable surroundings in which to live and bring up a family Lower
proportions of "outsiders" are a feature of those estates with

relatively few attributes 0 t 1s contean*

Motivations Behind the Movement of Households into Modern Housing

In addition to studying the patterns of movement, 1t was hoped
in tne surveys to obtain some insight 1nto why households had moved
The reason for leaving one house 1s not usually the same as the
reason for choosing another house, but 1n practiwe i1t can be difficult
to get people to distinguish between the two(l0) Furthermors,
1t 1s often not easy for people to give a rational and objective

statement of the reasons for their choice Soms refered to prics
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Table (E 7) The Proportion of households Drawn from Outside the

Survex.Area

‘;rea

Outside Survey Area(%)

Outside N E. Region(%)

Garden Farm 1844 9,7
Hilda Park 10 8 6 7
North Lodge 18 2 14 4
Chester Total 16,1 10 9
Great Lumley 19,7 18,3
G1llas Lane 28 3 0.8
Durham Road 17 O 12 7
Dairy Lane ] 13 7 98
I
Houghton Total : 19 0 13 2
Penshaw 745 70
R V £120+ 15 2 J 15 2
RV £91-119 28,5 T~ 23,2 T
RV <<£90 15 9 12,7
Cleadon Total 19,7 17 5§
1959 and earlaer 5.7 57
1960-63 20 5 20 5§
196467 32 3 25.8
South-West 13,8 8,0
Alderdene Burn 4648 46 8
High tord 350 33,6
Mount Park 22 6 20,8
Lanchester Total 28 6 23,8
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factors, thougn thesc are operataive in all cases  Other merely
stated that they '"liked the house" or "liked the area'. However,
the data obtained has value 1n pointing to the relative stress
people laid on narticular factors and the variations between
housing areas (see Appendix)

Motaives were separated into -

(a) the 1nitial impulse for the move

(b) the choice of the area into which the move took place

(c) factors considered i1n the selection of the house
By this method 1t 1s possible to be fairly precise and to categorise
the 1nitial impulses as stemming from -

(1) factors relating to the house 1tself

(11) factors relating to the locality in which 1t 1s situated

(111) considerations of work,

(1v) various personal reasons

(v) mscellaneous reasons

In planning terminology, the first reason is referred to
as "home centred", the second as "“area centred" and the fourth as
"both home and area centred" The third reason i1s "neither home nor
area centred"(1l) For all movement within the Northern Region 1t
was found that "home centred" motives were of great importance,
particularly over short distances. "Area centred" motives increased
with longer distance moves. When comparing the figures obtained
from the Durham surveys with Cullingworth's national figures a
number of bhasic differences in the nature of the surveys must be
borne in mind Cullaingworth included in his sample all movers to

the owner occupied sector, irrespective of the age of the age of




Table (E 8) Reason For lMove = Comparison between National Survey

and Durham Survey

National Survey(12)|Durham Surve

1 Factors relating to the

house 1tself 63% 50.3%
wanted to buy 21 8 8
marriage/wanted ow: home 13 16 6
wanted larger house 14 97
wanted smaller house 6 5 4

other reasons connected
with house S 11 8

% Factors relating to locality
(Poor neighbourhood, dirt,

smoke etc) 13 7.8
3 Job consaderations 11 31 3
4 Other personal reasons 15 75

the property, the Durham figures are restricted to post-war pravate
housing Also as the l'owntree Survey covered England and Wales,

there are lilely to be considerable differences between 1t and a

region liake the Durham Coalfield which has been shown to present
an atypical paicture 1n terms of the housing situation

The above factors nelp to explain the differences in the
proportion of households who gave as their main reason for moving
the desaire to buy a house  In County Durham there 1s 1little
movement 1into modern pravate housing from other tenure groups,
1n particular there 1s less movement from pravately rented accom-

modation into owner occupation However the movement into modern
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private houses after marriage was somewhat greater in Durham
(representing 16 6% against 13%)

Altogether those people who gave reasons connected with
the house 1tself constitued 63% of the national total and 50% in
the Durham Coalfield This dafference is to be excepted in that
movers to the most modern houses tend to come from sound accommo-
dation and the move oftcn represents a movement upwards which
received i1ts impetus from job considerations, or the desire to live
in a better neighbourhood Job considerations, in particular proved
to be very important in Durham, accounting for 31% of the reasons
given for moving, more than twice the figure of the national survey
The young families strongly represented in modern housing estates
are at a mobile stage wath regard both to work and residence, they
readily move to achieve promotion or improved prospects In County
Durham the job situation 1s complicated on account of the structural
and locational changes underway within the economy These would
therefore be reflected in the housing situation

One rather surprising feature of the Durham figures 1s the
low proportion of households who referred to the poor environment
There are two possible explanations for this  Fairstly, as most moves
were from other owner occupied houses, people were not moving from
the poorer neighbourhoods Secondly there i1s the fact that many
people are not especially aware of their visual environment (13)

Despite the lesser importance attached to "home centred"
motives in Durham when compared with the national survey, the figure

(50 3%) 1s much higher than that for all categories of movers in

the survey of mobilaty in the North(14)




Table (E,9) Reasons Bahind the Ghoice of the A ea into Which Move
T yok Place (Durham Survey)

(1) Convenient location 1n general - stress on
accessibilaty 12 3%

(2) Convenient location relative to workplace 13,1%

(3) Residential qualities - e g rural aspect,

low density 42 5%
(4) Local associations and/or desire to be

near friends and relatives 11 1¢
(5) Availabality of suitable housing 13 1%
(6) Housing cost factors R A%
(7) Chance and no specific reason 5 2%

The importance of residential qualities, in particular rural
aspect, open countryside and fresh air, is immediately apparent
After this group of factors, the nextis importance relative to locate
1on, for instance, the convemience for work (13 1%) and the closely
linked factor of general convenience for shopping, schools, recreat-
10n, 1n addition to work (1R 3%) Thus the two together account
for 25 47 of all households

The next group relate to the availability of suitable housing
(13 1%) and housing cost factors (2 4%) These factors are operative
in all cases so that those people who mentioned them were stressing
their extreme importance The last group of factors of importance
concern local associations (7 6%) and the desire to live near friends
or relatives (3 5%)

G A Nadur(1l5) 1n his survey of post-war private estates in
Chester le Street and Penshaw, obtained two different sets of replaes

which partly reflect the differencds between the nature of the settle-
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ments They are nevertheless comparable in terms of motivation
Answers were classified according to whether the households had
moved from the conurbations or other areas Although differences
appeared to be quite large, Nadur claimed that this was more

apparent than real

Table (E 10) Reasons for Movang to Estates According to Previous

R sidence (after Nadur)

Previously livedie
Chester le Street Tyneside Elsewhere , Total
Attractiveness of estate 29.,7% 18,9 2247
Residential amenities of area R7 4 23 1 24,6
Convenience for travel 29 7 34 3 32 7
Shopping centre 565 71 65
Job 1n Chester 4,4 95 779
[Association with area 33 741 58

It 1s necessary to point out that by asking only the one question,

the reasons given would inevitably produce an overlap with regard

to the later Durham surveys in which the question was separated into

3 parts "Home centred" factors were very important at Penshaw,

and to a far greater extent with Sunderland households (63%) then
with others (36%) "“Area centred" motives were also more important

to the Sunderland households (21,3% to 5.4%) with non-Sunderland
households there was an emphasis upon moving "near to work" and

“near to relatives" These factors represented 43% of replies against

a mere 4 6% for Sunderland households However much of the difference
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Table (E 11) Penshaw - Reasons for lloving to Estate (after Nadur)

Previously lived -
Reason Sunderland Elsewhere Total
House (price, size etc ) 62 % 35 9% 53 4%
Area (healthy, open etc ) 21 3% 5 4% 15 8%
Near work 2 9% 30 4% 13 1%
Near Sunderland 744% 10,9% 7 9%
Near relatives/home 177 13 0% 5 6%
Miscellaneous reasons 1 7% 3 3% 2 3%
No particular reason R 3% 114 1.9%

bstween the two household categories were more apparent than real
as many non-Sunderland households worked in Sunderland and so were
moving 1in order to get closer to their work

For Chester le Street the estates form an integral part of
the town, 1n contrast to Penshaw, and movers were less concerned
with housing factors and more concerned with "residential amenities™
and "shopning centre" Residential qualities were mentioned by
57% of Tyneside households, but only 4R7 of movers from elsewhere
Importance was also attached to convenience for travel and the
centrality of Chester le Street was stressed in relation to Newcastle,
Sunderland and Durham for employment, and all services Chester le
Street was considered to be far enough from the conurbations to
offer a choice of residential amemities and yet close enough to be

accessible to the benefits which the conurbations offer
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Despite the fact that the question relating to reasons for
moving was split into two parts in the 1967 Durham Survey -

(a) the reason for the choice of area

(b) the attraction of the house

there remained some ambiguity in the answers given

Table (E 12) The Reasons for Choice of House (1967 Survey)

(1) ractors relating to the type, design or size of house 52 9%

(2) Prace factors 20 5%
(3) External considerations such as locality or position 11 6%
(4) The "only one" or the best available 14 29

Differences Between the Various Housing Areas

(a) The Reason for Movang

The desire to purchase a home was most important in Cleadon,
with up to 15% of replies, and least immortant in Great Lumley
The desire to have a home after marriage was mentioned more frequently,
accounting for 22-25% of replies in the lower rating categories of
Cleadon and 18 2% in Great Lumley, 1n Lanchester the proportion was
much lower (5 5-10%) Cullingworth has shown that the proportion
of new housenold formation which 1s taking place within the owner-
occupied sector increased from 29% in 1957-58, to 41% in 1960-62(16)
As would be expected, the desire for a larger house was most
significant an the top rateable value category in Cleadon, and
the desire for a smaller house in Cleadon's lowest category, and
other develooments containing bungalows, such as south-west Lanchester

and Great Lumley The desire merely for a "new" house was Quite




Significant in the leech estate at Lanchester (19 2%) This reflects
the fact that the estate nmrovides relatively cheap housing largely
for the local population 1n an economically depressed part of the
coalfield, and one in which the modernisation of the environment

has proceded slowly People would therefore be very conscious

of the fact that they desired a "new" house

"Home centred" factors in all show a fair degree of regularity
with most figures oscillating about the 50% mark The major exception
was the Alderdene estate i1n lanchester (23%) At the opposite extreme
all the figures in Cleadon were above 50%, with a peak of 66% The
relative wumportance of "home centred" and "area centred" motives
has been connected with the dastance of move(l?), and certainly
the difference between Lanchester and Cleadon would corroborage
thas

Job considerations figured h1ghly overall, though there was
wide variation between individual housing areas, waith a range
from 16 9% to 63 3% The haighest figure occurred in the Alderdene
estate, Great Lumley, Mount Park (Lanchester) and the middle Cleadon
group had figures around 30%, which the other Cleadon and Lanchester
figures were lower (17-20%)

Wath regard to "area centred" motives, considering the nature
of the environment in much of the Survey Area, this factor was
mentioned remarkably little  The highest figures obtained in the
south-west areas of lanchester (19 2%), Great Lumley (13 7) and
the ton Cleadon group (13 3%) A group of personal considerations
were mentioned which embody elements of "home and area centred"

motives  Thus movement on account of retirement, and for the sake




- 191 -

of children were responsible for 19 2% of moves to the south-west
area of lanchester, and 10 7% in the lowest Cleadon group

(b) Reasons for the Choice of Area

Stress was laid upon 5 major categories -

Table (E 13) Percentage Distribution of Reasons

Great Cleadon(18) Lanchester
Lumley | (1) (2) (3) | sw Alder- Mt
dene Park
1 Residential
qualities 42 7 |51 4 383 33 8 1480 486 443
2 Locational
aspects 390189 150 216 | 160 297 24 6
3 Availability
of housing 841108 250 26,1 { 20 O 81 11 5
4 TIocal associ-
ations 8651135 150 771120 81 14 8
5 No specific
reason 12 54 67 10.8 40 54 4,9

In terms of the suburban motive, varying stress 1s laid upon residen-
tial qualities and locational aspects Thus residential qualities
were mentioned most in the Lanchester estates and the top Cleadon
group (R V £120+) It 1s noticeable i1n the case of Cleadon that

in the higher rated houses people had moved because 1t was the

"best residential area around", and though this was still mentioned
in the other groups 1t was with less frequency, and a significant
nroportion had moved to Cleadon because of the availability of
modern housing in the ranges not available in Sunderland and South
Shields This movement generallv occurred before the pressures

from the Green Belt had crystallised in land scarcity and increased




prices The emphasis upon residential qualities 1in Lanchester is
due to 1ts attractiveness in an area of general drab settlements,
this point was stressed more by incomers to the region than it was
by local movers

For Great Lumley there was a heavy stress upon locational
aspects (39% of replies) For those stressing locational aspects,
convenience for workplace was mentioned in more than half the cases
(13 1% out of 25 4% overall) and 1t was also implicat in most other
cases when people referred to the "convenience of the location in
general" It 1s noteworthy that locational aspects received greatest
stress 1n those developments such as great Lumley and Alderdene,
Lanchester, with the highest proportion of area workers

With the third major group of reasons, those relating to the
availability of housing, there are two main aspscts Some people
indicated that they had moved to "the only" area where they could
obtain the type of house they wanted and could afford, with impla-
cations as to the residential status of the area  This was best
demonstrated in Cleadon with figures considerably above the mean
(25 to 26% against 13 19) In other areas there was sometimes a
general lack of alternatives For instance there 1is little develop=-
ment underway in West Durham except at Lanchester, likewise 1n the
late 1950's there was a shortage of new housing in certain categories
in Sunderland and South Shields but construction was underway in
Boldon U D The mere availability of housing was of least importance
for movers to Great Lumley (2 4%), but here cost factors were

stressed more (6 0%)
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As would be expected local assoclations were most stressed
in the housing areas with high proportions of local movers, as with
Mount Park and the smaller developments in lanchester, and the maddle
and upper rated groups at Cleadon This is the major factor which
1s completely independent of the balancing of centrafugal and
centripetal forces stemming from the mhjor urban centres to whach

the modern housing developments are related

(¢) Reasons for Choosing Present House

The dominant groun of factors in the choice of a house, not
surprisingly, concern type, design and size of the house, and are
stressed most of all with the move expensive housing areas Thus
they account for 78% of replies in Alderdene estate Lanchester,
and 71% for the top Cleadon group In the latter case some 50%
mentioned that their house was built to order This was also
amportant (16%) in the piecemeal developments 1n south-west Lanchester

Conversely, cost factors received 21 relatively greater emphasis
with the estates of cheaper houses, as in Great Lumley (36%) and
the lowest Cleadon group (29%) The figures for the more expensive
developments varied between 8 and 12 per cent

Returning to the first group of factors a number of reasons
received special emphasis in particular housing areas Thus overall
design of house was very important in Alderdene lanchester (33 3%)
and Great Lumley (25 3%) against a general level of below 107
Basically this implies similar satisfaction to those who mentioned
"built to order", except that there was not the personal say in
design during the construction The quality of construction was

signifacant in the Alderdene estate. In this particular case the



- 194 -

buildaing was carried out by a civil engineering firm making a

venture into housing which was successful in terms of the standard

of housing, but unsuccessful economically On the same estate in

addation to the stress laid upon the design of the houses, and theair

construction, a high percentage (13 9) of households mentioned

that they were attracted by the fact that their houses were detached
External factors relating to the situation, position or general

setting of a house, point to the importance of the visual environment

to some people, who place these factors above those relating directly

to the house 1tself They were especially important i1n the maddle

Cleadon group (31%) and Mount Park Lanchester (25 5%) In contrast

thcr wis little emphasis upon them in Great Lumley (4%) and Alder-

denc Lanchester (5 6%)

Characteristics of Previous Residence

(a) Pattern of Tenurs From the evidence of the Questionnaire

Surveys 1t would appear that the bulk of movement into modern
private houses takes place from other owner occupied properties,
despite the fact that this sector comprises only 34,5% of total
housing stock The highest owner occupied contributions were at
Lanchester with between 58 and 76 per cent, the top Cleadon group
with 76%, and Gillas Lane with 584 The smallest contributions
occurred 1n the lowest Cleadon group (37%) and Durham Road, Houghton
(33%) The pravate rented sector, by contrast, made 1ts highest
contributions to the lower status categories, such as the lowest
Cleadon group (29%), Durham Road and Great Lumley(both 25%) The

situation was similar in the case of the council rented sector,
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though 1ts contribution, even in the highest cases, was well below
1ts share of the total housing stock(19) Households formerly
resident in the parental home constituted between 7 and 25 per cent
of the total, but cxhibited none of the clearly defined differences
apparent in other sectors

(b) The Age of Previous House There 1s an element of uncertainty

concerning data relating to the age of the previous home, as 1t is

a point upon which people tend to be vague From the information
available 1t appears that the movement from houses built before

1914 varies between 19-38%, whereas 40% of the total stock comes
within this age group, and so i1t 1s under-represented as a source

of migrants By contrast, inter-war housing contribut¢s between
15-45% with 1 general level of 30-40%, while forming only 24% of

the total stock For post-war housing (35% of total stock) its
representation 1s between 28 and 65 per cent, with a general level
of 25-40%, so that it generally strikes paraty Housing developments
in the lower price categories generally draw upon older housing

to a relatively greater extent than do the higher status developments,

whereas the converse is true in the case of post-war housing

A Consideration of Certain Family Characteristics of Movers

Altention here 1s focussed upon the differences between the
various housing developments 1n taree types of settlement, namely
the inner suburban vaillage of Cleadon, the mining villages of
Penshaw and Great Lumley, and the commuter vaillage of lanchester

The housing areas were developed over a period of time and

so the surveys are not dealing with movers at a particular time,
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whach was the case with the national survey undertaken by the
Rowntree Trust(20) with which comparisons are drawn After the
completion of a housing scheme the rate of turnover of population
varies according to local circumstances  In Great Lumley, for
1nstance, the turnover is high, due to the estate's location and
the socio-ecconomic make-up of 1ts population Many of the young
families regard the estate as a temporary residence before moving
to a better house In other housing areas people may have moved at
a later stage in the family cycle, sometimes with a view to retire-
ment The rate of turnover also varies with house type, as demon=-
strated in Great Lumley, where only 54.5% of semi-detached houses
contained their original occupants, as against 70% for other house
types (mainly bungalows)

In terms of the age distribution of housewives, 1t was found
that the peak years of movement in all cases, were between 25 and
44 years  However, 1n the younger and older age=-groups there was
a divergence between different housing areas Cost factors are
wmportant, in Cleadon whereas in the top rateable value category
46% of housewives were over 44 years, in the lower categories the
proportions were 31 and 33 per cent High proportions above 60 years
in Cleadon, and south-west Lanchester indicate the attractions of
these places as retirement areas At the opposite end of the scale,
high proportions of young wives are found at Great Lumley and the
Alderdene estate at Lanchester

The households 1n each housing area surveyed was classified
according to "type", using the system devised by Cullingworth in

the Rowntree Trust Survey(21) A fenture which 1s immediately
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apparent 1s the heavy concentration into the "small famly" category,
in every case the figure 1s well above that of the Rowntree Trust
Survey (56%), though in thas respect the Durham estates had had time
to "settle down" Large families are under-represented, in spite

of Durham's reputation for having larger families than most of

England and Wales

Table (E 14) The Distribution of "Household Types"

Great Cleadon Lanchester
Lumley |RVE120+ £91~119 £90axd [S W  Alder- Mt
less dene Park
1 Indaividuals
under 60 - - - 65 - - -
2 Small adult
households R0 3 21 2 21 8 161 160 94 26 4
3 Small famlaes 64 9 42 4 60 0 615 480 71,9 650 9
4 Iarge families 95 21 2 12 7 6 5 - 125 174
5 Older small
households 54 15 2 545 97 20 O 843 51

With regard to variations within particular settlements, there

are high figures for large families i1n the top Cleadon group and
Mount Park, Lanchester, similarly for older small households in
south-western Lanchester and the top Cleadon category Another
significant divergence concerns the low proportion of small adult

housceholds 1n the Alderdene estate

Soci1o-Bconomic Charncteristics of Movers

In the Northern Region Planning Council's survey of migration,

the "core element of the migratory elite", were defined as the
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professional occupations and intermediate non-manual workers(22)
This survey covered total movement, and the Rowntree Trust Survey
found that for owner occupied housing there was 1n even greater
concentration upon professional-managerial groups

To the figures obtained 1n the Questionnaire Surveys in 1967
were added figures for the Leech estate at Penshaw obtained in 1965
With the exception of the Penshaw figures and those for Great Lumley,
professional and mainagerial occupations were more strongly represented
than in the Rowntree Trust figures, accounting for a general level
of 40% of movers against 32% Together with "small employers" the
two groups were responsible for over 50% of economically active
movers, while forming a mere 9 6% of the heads of households of

the Survey Area

Table (E 15) The Socio-Economic Make-up of Housing Areas(%)

Pen- |[Great Cleadon Lanchester
ishaw | Lumley |[RVE120+ £91-119 £90and| S W Alde~ Mt
less lene Park

Professional- | 14 7 R8 6| 63,8 42 2 399 (400 43 7 321
Manageraial

Small employers| 38 7 5415 2 109 95 - » 1l 3,8
Clerical

Wworkers 24 3 24 4 - 7 8 16 (120 158 9 4
Foreman/skill-

ed workers 44 9 2711 30 18 8 33 3 20 021 9 359
Mannal workers 8 8 54 - - - - - -
Others 2 2 - - - - - - -

Retired 15 6 8] 182 94 111 }128,0 63 9.4




- 199 -

For the second category of major importance, foreman and
skilled workers, there 15 a wide variation between different
housing areas, ranging from 3% for the top Cleadon group to 45%
for Penshaw, and with a general level of 25-30% Higher figures
are found in the large estates with houses 1n the lower price range
These are related to the major contributions of modern industry, as
the proportion of movers employed in coal mining was below 5 5% 1in
all cases except south-west Lanchester where 1t was 8.0% For
clerical workers there 1s a concentration into much the same areas,
and an fact the basic difference between the higher status plus
the "composite" housing areas, and the large estate developments
of lower priced houses 1s brought out by the percentage distribution
between two broad groups, that of professional and managerial staff
plus small employers, and clerical workers plus foremen and skilled

workers The relative standing of housing areas between the two

Table (E 16) Broad Socio-Economic Groups (% distribution)

(1) Professional, managerial, small {(2) Clerical, foremen, skilled

employers workers

Cleadon (1) 79 0 Penshaw 69 1
Cleadon (2) 53 1 Gt Lumley 515
Cleadon (3) 49 1 Mount Park 45 3
Alderdene, lan-

chester 46 8 Alderdene 37 5
South-west Lan-

chester 40 0 Cleadon (3) 34 9
Mount Park, Lan- South-~west

chester 35 9 Lanchester 32 0
Great Lumley 34 0 Cleadon (2) 26,6

Penshaw 18 4 Cleadon (1) 3.0




groups 1s reversed It 1s probably a coincidence that the 40%
level marks a significant division in both cases, as 1t 1s more
realistic to regard the figures as representing a gradual transition
from the two extremes seen in Cleadon and Penshaw Thus alongside
the high degree of social segregation between modern private housing
and other housing types, there are strongly developed differences
between individual private housing areas

Within the general socio-economic groups certain occupations
assume significance within particular areas The clearest example
of this 1s the high concentration of teachers in the Lanchester
estates  Other professions, including accountants, doctors and
insurance brokers are important in the top Cleadon group, along
with managerial staff and directors of industrial concerns Similar
concentrations exist for area workers at Great Lumley (17 6%) and

the Alderdene estate Lanchester (15.6%), and for industrial workers

at Penshaw and Mount Park lanchester The latter estate houses
employees of Consett Iron Company and of various factories establashed
1n West Durham over the last two decades It 1s interesting to
compare this with the relative concentrations of teachers, area
workers and retired people in the other Lanchester estates

In view of what has been observed concerning the relative
status of various housing developments variations in income distri-

bution are predictable (see Appendix Table e 8)

Journey to Work Patterns

For the housing areas surveyed, the major employment centres

are Tyneside, Sunderland and a central belt which contains Durham
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City, Chester le Street and Bartley, Consett is of significance
for Lanchester, but the remaining centres are of very limited
im ortance even at the local level There are a number of employ-
ment categories which provide exceptions to the general scheme
of things, the most important are "area" workers and teachers

It 1s not possible, nor 1s 1t intended here, to give a
complete outline of journey to work patterns It 1s merely intended
to indicate some of the internal differences which exist within the
zone of suburbanization An analysis of the taime taken for the
Journey to work reveals a remarkable similariaty in all cases The
figures in Table (E 17) concern estimates given by the people them-
selves and so relate to their conception of the tame taken on aver-
age The median value 1s the same in every case (15 minutes),
while average values too are remarkably consistent at around R0

minutes

Table (E 17) Taime Taken 1in Journey to Work (Heads of Households)

(Minutes) Median Value Mean Value

Great Lumley 15 20 5
Cleadon (1) 15 15 8
Cleadon () 15 20 4
Cleadon (3) 15 20 2
Lanchester S W 15 16 5

Alderdene 15 18,0

Mount Park 15 20 5
.
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The Influence of the Major Employment Centres

The i1nfluence of the conurbations as employment centres 1s
even greater than their influence as source areas of population,
because in addition to the high proportion of movers from the
conurbations continuing to work there, a sagnificant proportion
of movers from other areas also work there

In the case of Tyneside the southern and northern banks fulfil
different réles At Cleadon the area nearest to the conurbation,
South Tyneside was by far the more important workplace accounting
for 39% of heads of households, compared with 12% for North Tyneside
loving further out in the central belt Chester and Great Lumley
presented a very different picture For the North Lodge dstate,
South Tyneside was st1ll the more important, with 20,3% against
15%, but the picture was reversed in the other Chester estates
where North Tyneside accounted for 27% of heads of households, and
South Tyne for 174 The same was true for Great Lumley with 17%
against 13% In areas where Tyneside's influence was weaker the
north bank remained the morc important of the two  The more gradual
decline 1in the influence of North Tyneside as an employment centre,
15 largely due to Newcastle's function as the regional capital, which
gives1t a dominant position in the field of office employment and
servicing of all kinds, and thus a heavy concentration of those
occupations which are so important among that section of the
population responsible for the purchase of modern houses Within
South Tyneside there 1s a concentration of industrial employment,

the i1nfluence of which 1s more localised The influence of the
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various employment centres 1s subject to subtle changes in emphasis
from one housing area to the next, and this helps to explain the

overall compluxity  Chester le Strcet and its environs provides

a good area for examination Vhereas, for example, Tyneside provides
a larger proportion of Great Lumley!s population, 1t 1s a more
important workplace for the residents of Chester le Street  Thas
indicates an element of genuine decentralisation to Great Lumley,
with Tyneside households working in the Birtley area and as area
representatives It 1s quite probably that this is more strongly
developed 1n the case of the "satellite" estate developments around
Birtley at Vigo and Ouston The pattern i1s different again for
the North Lodge estate, where the overall importance of Tyneside
1s less than in the other Chester estates, and the south bank 1is
more important than the north bank, but 1t is dafficult to say
whether the differences are attributable to the location or the
earlier construction of the estate

An 1ndacation of the extent to which 111 the housing areas
studied act as domitories for other centres 1s given by the fact
that 1n eleven of the thirteen cases, the local authority in whach
the housing area was situated, accounted for less than 14% of the
total heads of households The haghest figures were 21 8% for
North Lodge and 18 5% for Gillas Lane Houghton

For each housing area a comparison has been made between the
proportion of the population which works in a particular centre and
proportion of the population which was actually drawn from the
centre (see Table T 18) Where the figure obtained was above

unity the housing area i1n Question acts as a reception area for
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population working in the centre to 2 greater extent than that
indicated by the scale of population movement from the centre

Housing areas fulfilling this role for Tyneside include
all the Chester le Street estates, the Cleadon developments, and
at a much lower level the Penshaw estate and Curham Road Houghton
The Houghton estates and Cleadon fulfil the same rdle for Sunderland,
while i1n Penshaw the position 1s one of parity between the movement
to Sunderland to work and the movement from Sunderland to live 1in
Penshaw The element of decentralisation to Great Lumley has already
been 1ndicated (pe 203), a sizeable proportion of Tyneside heads work
either in Birtley, or as area representatives

Another fiamction of housing areas 1s the reception of people
working within the mining dastricts They either receaive population
from the conurbations for this purpose, or receive movers from out=-
side the Survey Area The arcas 1n question are Great Lumley,
Lanchester and Gillas Lane, the North Lodge estate 1s 1in an inter-
mediate category, while the remaining developments at Chester,
Cleadon, Penshaw and Houghton receive people from the mining districts

who travel to work in the conurbations

Table (E 18) The Relationship Between thc Reception of Population
from a Centre and 1ts Attraction as a Work-place(23)

Local Area| NIyre |S Tyne {Sunderlmd {C Durhan [Mining Ihstracts
Chester(24) 054 | 1 65| 125 - 0 80 0 69
North Iodge] 110 | 163} 1 56 - 118 0 78
Ct, Lumley 069 | 059]| 0 59 - 1 38 1 48
Penshaw 0 50 - - 0 98 - 0 64
Gi1llas Tane 0 87 - - 1 37 1 42 1 05
Durham Rd 0 43 - - 102 0 67 0 66
Cleadon 043 | 3 971 0 89 111 - 0 47
Lanchester 0 81 - - - 2 7 107
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Table (E 19) Relationship Between Tyneside's Influence as Workplace

and Source of Residents

% of heads of households working on Tyneside

according to origins

(a) Tynesids (2) Non-Tyneside Total

Cleadon-North Bank 14 9 82 11.2
South Bank 46 3 31.8 39.2
Total 61 2 40 O 50 4
North Lodge, Chester-
North Bank 94 17 0 150
South Bank 28 1 18 O R0.3
Total 37 5 35,0 35 3
Hilda Park, Chester-
North Bank 45 5 18,0 6.4
South Bank R2.5 180 19 4
Total 68 O 36 0 4548
Garden Farm, Chester -~
North Bank 44 8 R0 2 27 8
South Bank 30 3 102 16 3
Total 75 1 30 4 43 9
Gt Lumley - North Bank 19 4 13 5 16 4
South Bank 19 8 54 13 2
Total 39 0 18,9 29,6
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The Effect of Previous Home upon the Journey to Work Pattern

The place of previous residence has been shown to be
umportant 1n conditioning the spatial relationships of dwellers
1n praivate estates attached to former mining settlements(25) Thus
1n Chester 47% of the residents of the Hilda Park and Garden 'arm
gstates worked on Tyneside, but for households whe had moved from
lyneside the figure was 787, compared with 32% for "local" house-
holds., Similar figures occur in the case of "Sunderland" and "local®
households at Penshaw, while that for incomeis from other areas 1is
at an intermediate level

The figures in Table (E 19) 1llustrate that a greater propo-t-
1on of ex~Tyneside heads of households work there, than is the case
with other households The only exception i1s the North Lodge estate
It a»rears that this anomally can be explained by the difference
1n emphasis between North and South Tyneside For North Lodge the
position with respect to South Tyneside 1s much the same as in the
other Chester estates, similarly the proportion of "“non-Tyneside"
heads of households working on the north bank 1s much the same, but
the proportion of "Tyneside" heads working there was a mere 9,4%
against 45% in the other estates North Lodge wis developed 8 years
earlier than the other estates, and i1t appears that at that time
Chester was largely acting as a dormitory area for workers on South
Tynesids and in Birtley, although North Tyneside was already an
important work centre for "non-Tyneside" households "ath the
further development of the residentinl function the north bank
gradually assumed greater importance than the southern bank, due

to the concentration of office employment
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For the nearby Great Lumley estate, despite the
difference 1in significance of Tyneside between the two groups, its
overall importance i1s fairly low In this case, as in North Lodge
there has been a decentralisation of workplaces These two and,
probably Vigo and Ouston to a much greater extent, act as satellite
estates receiving population from Tyneside, but less dependent upon
Tyneside for employment, than are the dormitory estates at Hilda
Park and Garden Farm

Decentralisation to North Lodge 1s borne out by the fact that
31% of ex-Tyneside heads of households worked in the local dastrict,
compared with less than 104 in the case of the other Chester estates
In Lanchester 52% of population from within West Durham continued
to work there, but the figure for i1ncomers was only 19%

Three quite importanmt groups which are not subjeet to the
same locational restraints as the majority of movers are area
representatives, naval personnel and retired people Taken together
there are concentrations in Lanchester (28% of total), Great Lumley
(279) and Cleadon (24%), much lower figures (== 10%) obtained 1n
Penshaw and Hilda Park Chester For the economically active groups
there are 1n Great Lumley and North Lodge noticeably higher proportions
among Tyneside households than among bther households, At lanchester
the concentration of area representatives and naval personnel i1s in
the group of movers from cutside West Durham (see Appendix Table e 9)

In all cases but one the settlements studied are situated in
that part of the coalfield which has come within the orbit of the
port conurbations The proportion of movers from the conurbations

varies, but subtler differences in the pattern of development are
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brought out by a comparaison of the relative importance of various
centres of employment to households according to their place of
oragin It 1s possible in this way to distinguish between the
straightforward dormitory housing areas and the satellite develop-
ments At Lanchester in iest Durham similar forces are at work

on a smaller scale, and the spatial relationships of local movers
are very different from those of movers from outside Overall

1t can be seen that different housing areas fulfil different

functions within the general process of suburb nization

A Case Study of Private Enterprise liousing Development

within the Survey Area by far the largest operator is the
Newcastle firm of William lLeech, responsible for onc third of the
house built for sale between 1946-and 1966 Numerically thas
represents over 9,000 dwellings By 1965-66 the firm had achieved
a building rate well above 1,000 dwellings per annum, split betwecn
Durham and Northumberland in the ratio 2 1 The other major
Newcastle firm (J T Bell), concentrates acfivities more in North-
umberland, which martly reflects an emphasis upon housing in a
somewhat more expensive price range

For the twenty-eight authorities of the Survey Area there
were only eight 1in which Leech had not built any houses by 1966
Of these, all except Ryton were situated ain the peraipheral mining
districts The major area of activity has been the conurbations
and their scttlement zones extending into the mining districts, but
there havc recently been signs of movement further afield into Bashop

Auckland and Spennymoor in the south-wost  Another new dsparture
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has becn the construction of 1 small estate of Y“executive homes"

at Shaincliffe Bank Top outside Durham City (1967-68)

Variations 1n Intensity of Influsnce

The considerable variations in the intensity of Leech's
influence reflect the operation of a number of factors These
concern the scale of demand for houses in the lower price categories,
the existence and availability of suitahle land and settlements as
locations for the estates, and also the degree of competition from
other building firms It has been easier for Leech to colonise
some areas than others, for example, i1n the more attractive residen=
t1al areas where demand for private housing arose early on there
was considerable activity among a large number of small and medium-
s1zed firms, often on plots too small for Lecch to develop waith
full economies of scale Leech has been resnonsible for a number
of sizeable estates in such areas, but developments are of a
greater size and relative significance 1n areas, which though
suitable for largc estatc developments of lower priced houses, were
not sufficiently attractive to builders catering for a more varied
type of demands In Blaydon, Houghton and Chester R D the mining
settlements have been extended with large estates, also 1t has been
easier for lLeech to dominate pravate construction in the areaswhere
council building has larpgely been undertaken by direct labour depart-
ments, since these have had the effect of stifling the activaty of
smaller builders during the 1850's, when contract work for local
authorities sunplied a spring-board for small firms to move into

private construction once restrictions were eased
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House building by Leech 1s essentially a speculative operation
and tends to anticipate demand in certnin areas, though the firm
does follow the indications of the degree of success of smaller
firms an particular arens In addition, the firm claims to carry
ouv market research, but would not disclose any details  However,
their figurcs relating to the previous residence of movers into
new houses provides information on the nattern of population
movement  The figures concern ten groups of estates, to which
the main source arcas of population re broadly Tyneside, Wearside
and the mining districts The areas were groupsd in this way
because below this level the source areas were defined rather loosely
1n a way which was not very meaningful in geographical terms

For 111 the estatcs together, some 66% of residents had
previously lived in the conurbations, 41% on Tyneside and 25% on
Wearside, 28 5% were drawn from the mining districts and 4 4%

from the rest of the country
Table (E 20) The Major Sourcec Areas of Movers to New Houses Built
by ! Leech Ltd (% Contributions)

Estatc Grouping Tyneside Wearside Mining Districts Rest > Country

cast Tyne 88 4 73 19 19
Checster Birtley 50 5 6 36 7 6 4
Houghton-Penshaw 72 50 8 36 8 32
Durham Caity 141 58 66 8 12 8
Washington 44 4 41 5 100 33
West Durham 31 4 37 59 3 4 3
West Tyne 71 6 04 2.8 4 2
Herraington 8 6 73 8 101 59
Boldon 26 9 63 1 76 R 4
Whacklam-LowFell 86 8 12 78 23
|
Total 41 0 RS 4 28 1 4 4
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The conurbations fulfil a major role in providing residents
for thce Leech estates throughout the coalfield They are the
dominant source areas, accounting for over 60% of incomers, for
six of the ten estate groupings, they provide between 50 and 60
percent in a further two groups, and the lowcst proportions are
35¢% for West Durham and 20% for Durham City For the estates
situated withan the conurbation settlement zone in the mining area,
generally one or other of the conurbations 1s dominant Thus
Tyneside occupies this positaion with respect to Whickham, Chester-
Birtley, and lVest Tyne, and dearside with respect to Herraington,
Boldon and lloughton - Penshaw, though there¢ 1s an overlap in
vlashaington (Tyneside 44 4%, wenrside 41 5%) and to a lesser extent
in Boldon (Tyneside 27%, Wearside 63%)

Coalmining districts provide only 28% of residents in total
despate the fact that seven of the ten estate groups are located
1n these areas Although economic op-hortunities are focussed 1in-
creasingly on the conurbations and their margins there 1s very
little movement of population from the mining dastricts to the
main urban areas - for instance the proportions are 1 9% for
East Tyneside, % 8% for V'hickham - Low Fell and 10% for Herrangton
Other low contributions occur in estates outside the conurbation
limts, but subject to their strong influence Thas 1s seen at
Boldon (7 6%), Washington (10%) and West Tyne (22 8%) Further
out at Chester - Birtley and Houghton - Penshaw, the proportion
of the residents drawn from the local mining districts constitutes
Just over one-third of the total 3ut it 1s only in the cases of

West Durhm and Durham City that the minang districts are the dominant




source areas, providing 59 3% and 66 8% rcspectively These areas
are further from thc conprbations and also possess local sources
of employment

The figures in Table (7 20) point to n very small movement
from other regions Trom the gquestionnaire surveys 1t was found
that incomers from outside the Survcy Area tend to avoid houses
1n the lowest price categorics, also their proportion of total
households tends to increase 1n time due to re-sales  Among the
Lacch figures the highest proportion obtained in Durham City (1R.8%),
followed by the Chester group (6 4%) and Herrington (5 9%) These
areas are tributory to cmployment centres having 1 sizeable anter-
change with other regions

Concerning the patterns of migration from the main urban
centres of Newcastle, Gateshead, East Tyneside and Sundcrland, a
number of diafferences are apparent Newcastle and Gateshead
1llustrate the kand of pattern which might logically be expected,
with high contributions to those estates nearest the source nrea,
and progressaively lower figures moving outwards  The decline is
more rapid to the east and south-west, due to the raival centres
of Sunderland, South Shields and Consett, while to the south the
decline 1s more gradual along the line of the A 1, and also west-
wards along the Tyne Valley  HNewcastle's influence 1s strongest
1n West Tyne (33%), and Gateshead's 1n whickham-Low Fell (53%)
Their influcnce in the Chester-Birtley area is virtually the
same (R1Y), but Newcastle has a stronger influence in Vashington
(1% against 174) The haigh degree of simlarity in the two patterns

stems from the fact that Newcastle, the larger centre, 1s further



from thc housing areas under examination One of the findings of
the North Regional Planning Council's Survey(26) was that ponulation
movemcnt from North Tync to South Tync excecded the movement in
t 1 oppositc dircctaon

The tributory areas of East Tyneside and Sunderland are more
proscribed The former area contributed 63% of residents to local
estates, but only 0% to the neighbouring Boldon group lhe only
other group of estates i1n which East Tyne's contribution was above
10% was West Tynesade (10 4%) Thas 1s surprising in view of the
fact that the movement of population i1s generally considered in terms
of a progressive movement eastwards from \iest Durham, following the
lines of ecconomic devclopment  However, thec hagher, more attractive
and less urbanised area of West lyneside 1s becoming increasingly
important for private development, as mining declines The outward
movement of nopulation from East Tyneside 1s on a smiller scale
than from Central Tyne and Sundcrland The latter 1s dominant in
the Herrangton, Boldon and Houghton-~Penshaw areas, providing 74%,
83% and 51% of residents, rcspectively  Sunderland 1s also important
in Washington (42%), but further out 1ts influence falls dramatidally
to less than 8% in all other areas Thus, as with Newcastle and
Gnteshead, there 15 a sizeable arca over which Sunderland dominates
the population movement to Leech estates, but unlike them there is
no transition zone before its influence declines to a very low level
This points to bunderland!s important, but more prescribed r3le
18 a sub-regional capital, b low the full regional amportance of the

twin cities Newecnastle and Gateshead
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The maning districts do not constitute compact urban source
arcas, instead, over a wide nrea peoolc "1c drawn into new housing
developments located ncar to the morc important employment centres,
and 1n the growing dormitory settlements. This process i1s similar
1n 1ts mechanics to the regrouping undertaken by locn] authorities,
but the mining districts arc of lesser significance than the cons
urbations as a source of house purchasers They accounted for 28%
of total residents agrinst 66% for the conurbations Nevertheless
they are the dominant sources in Durham City (67/) and West Durham
(59%), but moving towards the conurbations their influencc falls
progressively, to 377 in the Chester and Houghton areas, 234 1n
West Tyne, and a mere 10% in Washington For the estates on the
conurb.tion margins the mining areas contibuted less than 10% of
residents, so that there 18 very little migration from the mining
dastricts to the conurbations, despite their incrcascd significance

as employment centres
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CHAPTER VIII

HOUSL  PRICES

Variations ain the Cost Factor for Pravate Housing Development

variations 1n the cost 1actor rom one location to another
are largely attributable to :differences in the price of land,
It is‘more straightforward to measure these differences through
nrices paxrd ior land than through an annlysis of house prices,
as only one price can bs naid for a parcel of land at a particular
time, 111le there 1s infinite variety in the prices which can
be maid for houses built upon 1t  In the lalter instance there
1s involve ent with the commlexities of the housing marc<et
Despite tie i1mpnortance of laind prices no official statistics are
published The major source of informalioa 1s the auction quotations
1n the " <tates Gazette", and 1his 1 1s been used in the Tew notable

studies ou 1ind price nitterns(l) underiaken in Britain 1he faigures

quoted princinally cover the outh and Nidlands, for County Durham
there 15 no adequate rource ot in ormation as moot land sales remain
confidential, due to the unti1llingness of builders to divulge the
information  dence attention rmust be confined to the worling of

t1e housing market through the mecnanism of houce sales irstly,
1t 1s necessary to indicate the shortcomings inherent in any
analysis of house >rices The various difficulties mean that

there 1s no =single method capable of nreseating a complete

sicuvure  1he difficulties stem from the heteropeneily of

the property markel, mlus the fact that every house 1s unique

in 1ts spalinl relationships with every other nronertvy and thas
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contributes to 1ts individual value

Here, for the sake of simnlicity, 1t will be assumed that
house prices renresent an expression of the combination of land
values and the cost of dwellings which the location can profitably
support  These should be reflected by the make-up of the housing
market i1n individual settlements and 1n the various districts
anto which the Survey Area can be divided

The most comprehensive source of information on a national
basis 1s that published in the Occasional Bulletins of the Co-
onerative Permanent Building Society  For the Survey Area
additional a1nformation was obtained from the files of local offices
of Building Societies and Tstate Arents, from a survey of the
"asking prices"(2) for nost-war houses advertised tor sale during
1966, and the »>rices of new houses from the building firms Using
this data a combination ol approaches was used, though basically
tnere are two lines of approach -

(1) A consideration of the average prices for particular
categories of housing i1n each residential area, and the overall
price distribution within the tenhousing market areas into which
the Survey Area was divided

() An examination of the variations in the prices for
particular house designs by the larger builders, which have been
built simultaneously in different locations The aim here was to

introduce a degree of direct commarability

A National and Regional Consideration of House “rices

The main problem i1nherent in using the statistics of the

Co-operative Permanent Building Society, 18 that of not knowing
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how representative they are  For instance, there may be a slipght
bias towards the lower income grouds, anc this bias may not
be even between different regions Nevertheless, 1t must be
presumed, as 1t 1s one of the larger Building Societies, and in
the absence of other information, that the figures at least give
an indication of the scale of changes over time and the variations
between regions Unfortunately the regions used in the "Occasional
Bulletains" diifer from the standard regions  The North-Last is
more of a province than a region, containing as 1t does, the three
Yorksnire Radings and Laindsey, 1n addition to Northumberland and
Durham

The salient features brought out by the statistics in the

"Occasional Bulletins" will be summaiised briefly

Table (F 1) The Average Prices of New Dwellings (1958 indexed to
100)

1956 1957 1958 1359 1960 1961 1962 1963 1964 1965 1966

95 97 100 101 1086 116 124 132 142 156 169

The annual orace indices for new dwellings morignged by private
owners over the country indicate the accelerated rate of increase
from 1960 onuards fverage prices {or new prolerties in each
region were first quoted in 1959 4t that date the figure for
the Jorth-Tast at £2,096 was the lowest of all, against £3,025
for London and the south-Dast  The Worth Dast's Tfipure remained
the lowest until 1963 when figures were first quoted “or dJorthern
Ireland The avernge for the Noita ''est also fell below that of
the North-East  Nevertheless, over the neriod 1959-66 the scale

of increase in the North East was on a par with the North:est,
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only 1n the Uestern region was the percentage increase lower,
and this was 1in spite of the fact that the starting level an
the North 'ast was lower than elsewhere Hence the gap wath
regard to the overall faigure widened somewhat

The figures 1n Table (F 2) indicate that the value of
land formed a smaller proportion of the total price of new
housing than in other regions, with the exception of Scotland
This would suggest that the proportion of the housing cost
stemming from the construction costs differs less from that in

other regions than 1s suggested in Table (F 2)

Table (1 2) Pverage Prices of New Houses by Regions

(Jec 1966)
Final Quarter 1959 1966 |7 change 1959-66 | Ratio Site
(£) (£) (+) V-1 to price
London and S E 3,025 5,223 72 7 R5 6
Southern 2,699 4,773 76 8 26 0
llestern 2,471 3,905 58 1 18 0
l11dland 2,264 3,750 65 6 20 5
Eastern 2,436 4,017 64 9 13 5
North t estern R,224 3,628 63 1 16 7
North Eastern 2,096 3,423 63 3 15 8
Scotland 2,607 4,459 711 12 8
N Ireland - 3,370 - na
G B - 4,067 -

The .0,789 loans apnroved between February and July 1966
were analysed in order to ascertain the average prices of different

categories of new dwellings(3) Prices were generally lower in the
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North East than in the whole U Lk , except 1n the case of detached

bungalows For other categories the difference was of the order

12-16%, though for terraced houses 1t rose to 45%

Table (F 3) Average Prices of Various House Types

North East| U £ |7 difference
UK toNE
Netached Houses - 3B R 4,149 4,699 +13 2
Netached Houses - 4B R 6,047 6,747 +11 6
Semi-detached houses = 3B R 5,054 5,528 +15 5
Detached bungalows - 2B R 3,561 3,660 +2 8
Detached bungalows - 3B R 4,447 4,183 -6 3
ISemi~-detached bungalows - 2B R 2,606 3,030 +16 2
Sem1-detached bungalows - 3B R 2,960 3,303 +11 6
Terraced houses - 3B R 2,608 |[3,785 +45 2

The Price Dastrabution of Houses Sold in the Survey Area

To gave a picture of the price distribution of new houses
sold in the area during 1966 figures were obtained from the local
offices of Building Societies(4) The data covers the whole
Survey Area, but there 1s the problem once more of not knowing
how reprcsentative 1t i1s, also there 1s a lact of direct comparabilaty
between one set and another Nevertheless, the figures (see Table
F 4) serve to 1indicate the heavy concentration into three price
categories, £2,500-%,999, £3,000-3,499, £3,500-3,999 Altogether,
some 80% of new dwellings came i1nto these groups, whereas in the

national figures(5) for 1966, the pronortion was 59% The haghest
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proportions 1n the categories above £4,000 obtained in the

statistics from offices in Sunderland and Durham Caity

A more complete picture of the price distribution of post-
war houses entering the market was obtained 1n a survey of prices
for re-sales of houses advertised during 1966 This information
was obtained from the provnerty columns in local newsnapers(6),
addresses were checled so that a particular house was not included
more than once and when a house wa~ re-entered at a different
"asking price", the last recorded price was used

The picture which resulted from this procedure 1s inevitably
biased 1n a number of respects Certain classes of housing are up
for sale more frequently than other classes At Great Lumley
(see p 196)1t was shown that there was a larger turnover of semi-
detached houses than there was for other classes Simlar y,
there 1s lattle movemen: within certain price categories For
the much sought after categories in high prestige residential
areas there worc relatively few price quotations  however, in
spite of the fact that this method does not present a comnlete
icture in all areas, 1t enables a comparison to be made of the
housang markets of each area  The only major ommission 1s in the
case of South Shields, an area with an acute shortage of modern
pravate houses, where the local habit 1s to advertise houses for
s1le without a quoted price

In total, the asking prices of 1,050 houses were considered
(see Table F 4 ) As a yardstick for comparison, national figures
for 1966 were used(7) In this connection 1t must be pointcd
out that the praices of new houses used i1n the national survey

would tend to be lower than 1f re-sales of cxisting post-war houses
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were used Thas 1s explained by the fact that new dwellings

tend to be smaller in size and further from the main centres of
oopulation(8) Bearing this difference i1n mind 1t is possible to
make a number of broad comparisons between the national figures and
those for the Durham Coalfield The latter area had a lower
proportion of houses in the lowest price categories (below £2,199)
but a much heavier concentration into the next three groups (£2,500-
2,999, £3,000-3,499, £3,500-3,999) with 71 5% of i1ts houses, against
59% 1in the country For Durham the largest proportion was in the
middle of the three groups (R9%), whereas nationally the highest
prosortion was in the higher group (21 74) Thas clearly points

to the heavy reliance of private housing development in Surham

upon the sizeable estales of relatively low priced houses  For

the price ranges between £4,000 and £6,500 Durham was under-repres-
ented 1n comparison with the country as a whole, though for houses
priced above £6,500 the difference was lessened Too much emphasis
must not be laid upon these figures as certain vagaries Stem from
the figures themselves, but this should not detract from the signi=-
ficance of the heavy concentration within the Survey Area into the
lower nrice categories, and 1in particular the relative emphasis upon

the groups £2,500-2,999 and £3,000-3,499

Price Distribution Patterns over the Survey Area

In order to analyse inter-area differences the Survey Area
was divided anto ten districts The breakdown relies partly on a
subjective view of the situation, but also takes into consideration
the distribution of estate agents and the geographical divisions

used 1n property market quotations The numbers of examples for
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individual districts range from 49 to 215

Table (F 4) The Price Distraibution of Houses 1n the Durham Coalfield
in the UK (1966)

Price Category Durham (Resales)% U A (New Houses)®
Below £2,499 3 6 586
£2,500-2,999 19 7 17 5
£3,000~3,499 29 0 19 8
£3,500-3,999 22 8 21 7
£4,000-4,499 8 6 11 8
£4,500-4,999 5 7 81
£5,000~5,499 2 8 43
£5,500-5,999 R 4 37
£6,000-6,499 12 2.0
£6,500-7,499 19 26
£7,500+ 24 2 9

The housing market patterns brought out by Table (F 5)
broadly reflect local circumstances and the potential for hous-
1ng developments in various price categories Basically thias is
reflected in the division between those areas with a bias towards
the higher price categories, which include the main conurbation
districts and the inner suburban areas (Boldon, and ! est 1yne), and
on the other hand, the areas of later suburban development and the
mining diastraicts which contain the independent urban centres of
Consett, Bishop Auckland and Durham with their own spheres of
influence  The position of the median price clearly differentiates

the two groups For the districts centred on Chester, Houghton,
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Durham, Consett and Bishop Auckland 1t falls wathin the price range

£3,000-3,499, while for Sunderland, Central Tyne and West Tyne it

falls within the next haghest category (£3,500-3,999) and for

Boldon, 1n the category £4,800-4,999
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It was pointed out (see P 225) that for the Durham Coalfield
there 15 a stronger emphasis upon the price categories £2,500~
2,999 and £3,000-3,499, than 1n the country as a whole Within the
Survey Area there 1s a division into those districts with an even
stronger concentration into these groups, and those with a relative
shaft in emphasis towards the higher groups The latter 1is demon-
strated most strongly in the case of Boldon, where for each of the
price categories above %4,000 the local proportion 1s between two
and six times that for the whole area  In the Sunderland district
there 1s a relative emphasis upon six categories, those between
£3,500 and 4,999, and those between £5,500 and 7,499 Similarly
for Central and ' est Tyneside the emphasis falls on the price range
£3,500-6,000 For the remaining districts the relative emphasis 1<
confained to the three lowest price categories £2,000-3,499, except
that 1n the case of Vest turham, an area with a split personality,
there 1s heavy concentration anto the two lowest nrice categories
and 1nto the three highest categories at the other extreme  This
1s the only case of such an overlap, as in all other instances there
1s a clear division between types

With regard to the pattern of onrice variations for indaividual
settlements and for the ten component districts which make up the
housing market for the Durham Coalfield, the measurss of variation
(see Table T 6) indicate that this is much less for semi-detached
houses than for all house types taken together, and also for bunga-
lows  Hence there 1s a high degree of comparability for a fairly
standard item such as a 3-bed-room semi~detached house, and variations
in the average house prices should reflect quite closely the price

level potential of different locations
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Table (F 6) Measures of Variation for mifferent House Types

3B R Semi-detached| A1l houses |All unga=- | Total
houses lows dwellings
Standard Deviation 17 59 40 56
Inter-quartile range 28 40 44 37
% Range about Mean(x= 33 9 47 5 81 0 51 8
100)

Price Variations for Three Bed-Room Semi-Detached Houses

From the scatter diagram, values for averige Orices were
classified into 4 levels -
(1) Above £3,700 (2) £3,500-3,700 (3) £3,050-3,499 (4) Below £3,050
The mean value for the Survey Area (£3,500) separates the two top
groups from the two lower ones, but the largest number of values
clustered around the median (£3,370) and lower quartile (£3,130)
Map (F 1) 1llustrates the distribution of settlements classified
according to the four price levels Five of the seven residential
areas in the top group are 1in the Sunderland area, whaich thus forms
a marked gone of haigh average prices The other representatives are
Low Fell and Durham Caity In the second category above the general
mean 1s a more scattered group which iancludes Telling, Springwell,
Chester, Houghton, 1'hickham, Ryton, Rowlands Gill The largest
number of settlements come into the third category and comprise a
broad group 1n the central mining area, with an extension east of
Nurham There are also sporadic examples in the west

By taking the mean values of house prices for the ten component
districts a clear outline of the regional pattern i1s obtained Oaly

three of the ten dastricts have figures above the overall mean These
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form the primary "high" i1n the north-east, in the Boldon and
Sunderland areas, and the secondary "high" of Central Tyneside
Around these core urban areas and high status residential areas
of the conurbation periphery are grouped the districts around Chester,
Washington and Houghton in the centre, and 'lest Tyne, with price
levels 1n an intermediate range  Biashop Auckland falls within the
same category, but 1s something of a special case, which is accounted
for by the fact that in spite of the economic difficulties there
exists a local demand for modern private housing, but not on sufficient
scale for large estate developments of the cheaper house types The
districts where the lowest levels prevail, are those centred on
Consett and Durham, areas which are peripheral to conurbation
influences and where the principal impulse for housing development
stems from the local employment centras

The housing market may be viewed as a whole, though 1t is
made up of a number of sections, higher average price levels prevail
1n the core urban centres of demand than in surrounding villages
This a»plies over much of the centro and east, but the situation
tends to be more complex in the north-west where there i1s a mixture

of highs and lows

Price Variations for All House Type<

The antroduction into the picture of other house types, namely
detached houses plus a small number of terraced houses has the effect
of exaggerating the difference between the higher and lower prestige
residential areas This 1s seen in the various distraibution indaicat-

ors (see Table ) Nevertheless, the variation between settlements
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is less for houses than i1t is for bungalows The same procedure as
was used in the examination of price patterns for semi-detached
houses was adopted, with four price categories, two above and two
below the overall mean The pattern 1tself 1s much the same,
although certain features are brought out more strongly Thus the
largest aren of high prices remains that in the north-east, but 1t
1s noticeable that another zone emerged in the TNerwent Valley, thas
comprises Bridgehill, Shotley Braidge, Ebchester, Hamsterley Mill
The last place has a mean figure of £9,490, but 1s ~ very specialised
case and comprises a sizeable development of large detached dwellings
on large plots and priced at £7,500 upwards On this scale it forms
a unique post-war housing development in the Durham Coalfisld Other
zones with relatively high prices exist at Whackham - Low Fell, and
Durhanm City plus the Shinclaffe area(9) Around thc zones of high
average prices are grouped residential areas with lower averages
In the i1ntermediate category (£3,400-3,800) are the urban centres
of Chester, Houghton, '/ashington, l'1nlaton, Ryton and Bishop Auckland
Out of the *otal of 41 residential areas 17 have average praices
below £3,4¢. and these complete the picture, forming concentrations
an the cen al zone around Chester, Houghton and Durham  However
the lowest figures occur in West Durham

Examining the housing market on the basis of the ten componsnt
districts, the nicture 1s broadly simlar to that for semi-detached
houscs(compare Mips Fal=3) except that the Houghton area slips into
the bottom group, and ’est Jurham i1s in an anomalous situation, duc

to the distorting effect upon the overall mean of Hamsterley Mi11(10)
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Price Variations for Bungilows

For bungalows there 1s a wider range of values, and, though
prices are generally lower than for houses(1ll) there are a number
of notable exceptions, thise include Whickham, Whitburn and Chester
le Street At opposite extremes there are settlements having
concentrations of expensive detached bungalows, as at Hamsterley
M11l, Rackleton, Whickham and V"hatburn, and those to whach large
estates of small semi-detached bungalows are attached, as epitomased
by Shaney Row, Ouston and Gilesgate Moor The mhin areas of high
average price levels remain those centred on Sunderland and the
Derwent Valley, but another relative high cmerged at Chester -
Rickleton, 21d Whackham and Ryton are nlso emphasised Residential
areas with intermediate values arc concentrated 1n areas near to
Tyneside, cspecially in the west  Lowest figures occur in the areas
furthest from the conurbations

The picture with regard to the ten component districts differs
from that for houses on account of the increased emphasis upon "'est
Tyne and 1 est Durham, along with the reduced significance of Central
Tyne, the Houghton arca and South<llest Durham The dual mportance
of the north-cast and north-west would aniear to stem on the onc
hand from the area's accessibility to important centres of employment,
and, on the other to the suitability of the attractive dissected

topography for bungelow developments

Price Variations for All Nwellings

The figurcs for all dwellings included together (sec MapF 4)

1llustrate that the highest means occur in the major ceatres of
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demand in the residentinl areas within the conurbations and those
on their immediate periphery It must be pointed out in thas
connection that for lyneside high priced residential areas are
more common on the north bank i1n such arens as Gosforth, Ponteland,
Whaitley Bay and Cullercoats  This means that by just considering
South lyneside, the situation 1s incomplete with regard to the
higher price categories lhe zone of intermediate price levels
1s based on the suburban districts of Jest Iyne and the Chester
group of settlements, though the independent centre of Bishop
Auckland also comes 1into the same category  The districts with
mean prices below £3,400 constaitute the peripheral and '"residual®
locations for estate developments tributary to the conurbations,
ttough 1n the case of the .urham and Consett districts there is

also 1 strong locnl orientation  large estates of houses in the

cheaper ranges have been forced into these areas, once morec attractive,

or better located sites had been developed, or been earmarked for

more cxpcnsive housing

A Considerataon of the Average Prices for New Houses 1n the Survey
Area Nuring 1966

Jurang 1966 the great majority of new estate houscs being
offered for sale were priced between £2,500 and £3,200, although
detached houses were priced £3,200 plus, and upwnards of £4,500 on
the better estates 1/ithin the upper price range, in addition to
the small number of high priced detached houses on what are otherwise
ordinary estates, there are the snall estatcs of expemsive houses,
usually buill by one or more small local builders The latter

developments hava frequently taken the form of infilling vacant sites
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within exasting high qualaty residential areas, but, as was pointed
out earlier (see P,128) opportunities for this have become increasingly
lumted Tnis form of cveration occurred wathain Scuth Shields,
Sunderland and Chester le Street, but by 1966 vartually the only
case underway with houses advertised on the open market was in
Durham, where houses on the Springfield Park Estate were advertised
at between £6,4,00 and £8,000 Small estates of similarly priced
houses were underway at Shincliffe Bank Top, at between £l ,200-
4,800, anc at Hamsterley thll at £7,750 plus However 1t 1s necess-
ary to point out that frequently higher priced houses do not cnter
the open market as new houses, because they are custom built to the
specifications of the ourchaser, or find buyers carly on who then
havc some say in the desagn and constructaon Lthis oroved to be
common in the Boldon and Lanchester areas, wherc questionnaire
surveys were carried ovt (see P 165) A frequent criticism levelled
at the Durham Coalfield i1s the shortage of modern "executive homes"
on the housing market, and during 1967-68 major firms such as
G lampey (at Sunderland) and 7 Leech {at Shancliffe Bank Top)
attempted to cater for a market for houses w.th prices over £5,000
On the cstates of lower priced houses which characterise
certain settlemenus, the builders erect numbers of house tymes at
varying price levels The total pattern i1s complicaved by this, and
also by the distanction between freehold and leasehold estates, and
by the presense or absence of garages, along with a whole range of
possible fitments or extras Hence a detalled comparison of all
cstates 1s vartually aimpossible The best altermatave 1s to consi-
der the prices of eertain standard house tyves by particular build-
ers 1n different locations

The largest firm operating in the area 1s villiam Leech, with

at least ten sites underway at anytime. A comparison has been made
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of the price patterns for three bed-room semi-detached houses in
1965 and 1966 I'rom an examination of prices obtaining at each
site, they were classified into three levels, with minor changes
between the two dates, which were accounted for by the overall

increase

Table (F 7) Saites Under Jevelopment by W Leech - Prices of
Semi~detached houses

1965 ® 1966 ®)
South Shields 4,200 Low Tell 3,600
Whickham (Dunston 3,550 Silksworth 3,400
H1ll)

Washington Moor 3,150 Vigo 3,050
Low Fell 3,070 Kirk Merrington 3,050
Chester le Street 2,950 Juston 3,010
Rowlands Gall 2,900 Nettlesworth 2,950
Ouston 2,815 Chester le Street 2,910
Blaydon 2,800 iest Auckland 2,905
Houghton 2,800 Belmont 2,760
Framwellgate Moor 2,700 Framvellpate Moor 2,610
West Rainton 2,700 Consett (Delves) 2,550
Belmont 2,550

Consett(Delves) 2,450

Price Divisions -

(1) £3,000+ (1) £3,400+
(2) £2,800-3,000 (2) £2,900-3,100
(3) Below £2,800 (3) Below £2,800

The three price divisions at each date signify three broad zones

of activity -
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(1) An 1inner zone around the conurbations where the highest nrices
obtain within and on, the immediate periphery of the main urban
areas
(2) An 1ntermediate zone 1n the area of suburban estates 1n the
dastricts of Vlest 1yne and Chester-Houghton
(3) Lowest price levels 1in the suburban estates of the Durham and
Consett areas

A number of changes occurred between tne two dates, which
despite being so close together apjlenr to mark a fairly significant
change This 1s seen 1n a contraction of operations within the
first zone, by a concentration of the activity of zone two into the
Chester area, plus the emergence of a new area of activity in the
South-west at Kirk Merrington and Viest Auckland

Although V11liam Leech has the largest number of sites under-
way at any time in order to obtain as full a picture as possible
1t 1s necessary to examine variations in the prices of standard
house types in daifferent location by other large firms such as G
Wimpey, J T Bell, S McCullough and J H Fisher The information
relating to the Bell estates 1s the i110st comprehensive, and i1llus=-
trates as number of points, despite the fact that only four darectly
commarable estates are available In Table (¢ 8) the prices have
been 1ndexed to 100 for the highest values ['or both houses and
bungalows a number of standard types were available in each location

lhe relationships which erierged between the different estates
for cach dwelling type were rcmarkably consistent, the median values
for houses and bungalows differed very little, though the range
between maximum and mxnimum figures for bungalows tended to be at

least twice that for houses The median values give an indication
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Table (! 8) Prices of Standard Dwellings Offered for Sale Simul-
taneously by J T Bell

Houses-Type H3 H4 H6 HZ7 H 11 H 12 (1966)
Sunderland 100 100 100 100 100 100
Whickham 98,8 975 974 981 979  96.7
Ryton 980 966 967 973 - 9644
Durham - 899 906 905 904 896

Bungalows-Type B 1 B 6 B 7 B 8 B9 B 10 B 11

Sunderland 100 100 100 99.7 100 100 100
Whaclt ham 973 96 978 100 98 4 97 6 97 6
Ryton 96 6 95 8 97 O 99 2 97 & 96 9 ¢ 8
Durham 884 892 911 9206 92 90 7 90 8
Median Values - Houses Bungalows Total Range
Sunderland 100 100 (H) (B )
V/hickham 97 7 97 6 21 0.3
Ryton 9 7 96 9 14 3 4
Durham 90 4 30 7 10 38

of the scale and direction of the price gradient over the Survey Area,
with highest prices in the north-east, decreasing gradually in a

westerly direction and more steeply to the south The lowest prices
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were 1n Durham (Newton Grange), some 9-10% below those for i1dentical
houses on the edge of Sunderland, and between 6-8% below those on
Viest Tyneside  However the scale of increase between 1966 and 1967
was greatest in Durham (12,3%), 1t was very similar in Sunderland

(7 72) and Jest Tyne (7 2%)

Lvidence obtainable from other builders operating in 1966
tends to be fragmentary. Prices for identical houses beang built
by S McCullaugh daffered by uo to 257 between their prestigous
North Lodge kstate (Chester) and the Garden Farm Estate at the
onnosite end of the town and the Lumley Castle Cstate in a neighbour-
ing village It 1s noteworthy that with the latter two the difference
between the urban location and the nearby village was still quite
si1zeable (between 8-12%) However, contradictory evidence for the
Leech estates 1n which prices were fractionally hiagher in the village
estates(12) than in Chester, 1llustrate the pitfalls of generalising
on this 1ssue, where the nature of the site 1s extremely aimportant
1n addition to the purely locational factors,

For 1dentical houses offered for sale by J H Fisher in
lardley (Felling) "nd Lanchester, the prices in the rural location
(Lanchester) were between 7 5 and 11% lower than in Uardley, a
rather ordinary residentinl area on the conurbation perinhery,
However an indication of the greater potential of the commuter
village 1s given by the fact that the prices of the most expensive
houses were higher (£5,000 plus, against £3,900) In the case of
Wimpey estates 1t 1s not possible to compare the prices of identical
houses, though while building houses at bunderland in the range
£4,300-£5,600, they were building in thec range £3,100«3,625 some

2% to 3 m1les away 1n Houghton lc vpring.
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It 1s not nossible to quantify all the praice variations from
the evidence available, but the main factors which combine to
produce differences can bc listed as -

(a) Land values, which comprise the principal expression of all

the factors, (b) the distance from the major employment centres,

(c) the general residential desirability of the location in terms

of 1ts attractiveness, (d) possible variations in construction costs-
¢ g 1n terms of the costs of servicing the land, which varies
according to the site and its size, (e) the "notential" of the locat=
which can be exploited by the builder in terms of excess profit,

The conclusions which can be tentatively reached from thas
piecemenl evidence reinforce what was stated earlier with reference
to price patterns for re-sales (see P 222 ) There 1s a general fall-
off 1n nrices from the "high' in the north-east, this 1s more gradual
moving westwards than 1t 1s in a southerly direction The process
of greater amenity, such as the urban centres of Chester and Durham,
as against the surrounding mining villages colonised by the more
uniform suburban estates  Lowest house prices generally obtain in
areas furthest from tie conurbation influence, though in the Consett
and Durham districts, for example, there are also pockets of high
prices The Leech figures point, once again, to the fact that prices
1n the extreme south-west are not thc lowest of all, as might be
expected, the area 1s least dependeat upon conurbation influences
and so far locnl demand has not been sufficient to initiate the
large~scnle estate developments which produce the lowest prices

No single napproach to the analysis of house prices presents
1 comnlete picture, and so 11l the aporoaches used have been combined

into a subjective classification o. residential areas according to
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their price make-up (see Map F4) lhe critcria uscd are samply

the exastence of (a) varicd housing stoc! with representatives from
111 price levels, (b) sizeable estates of lower priced houses, (c)
small exclusive housing developments 1he dastrabution i1llustrates
clearly the housing marlet areas tributary to the conurbations and

to the i1ndependent centrcs, Nurham, Consett and Bishop Auckland
Alongside the general housing market pattern there e¢xists in the
north-east a core zonc of high praices It has been pointed out

(see P 229) that the housing market for South yncside 1s truncated,
due to tne concentration of high quality residential developments on
the north bank, this helps ex>lain the empl 1sis upon higher prices
around ounderland and south Shiclds, the furthest conmrbation centres
from Newcastle The dastribution of uniform estate developments and
of sm?1ll exclusive housing areas, around the areas waith varied stocks,
1llustrates the rclatively strnaightforward arrangement of the housing
market  There exists 1 strong overall linknge between the various
components, alongside the orient tion of 1ndividual areas about

certrin locnl centres of importance

REFERENCES T7 CHAPIER VIII

1 J McAuslan, "Residential land values, 1962-65", Chartered
Surveyor, V 98, No 11 May 1966, 598-609
and, P A Stonec, 'The price of sites for residential building,"

Fstates Gazette, V 189, Vo 5138, 1964, 85-91

2 Thesc concern the prices quoted in the property columns of the
local and regional newspapers  Carc was taken to include each

property only once, and the last asking price was used
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The Occasional Bulletin of the Co=~operative Permanent Building

Society, No 75, Nov 1966

The Newcastle and Gateshead Building Society, the Halifax
Building vociety, the Gorporation and Eligible Building oociety
(South Shields), and the offices of the Northern Rock Building
Society at Gateshead, -~underland and Bishop Auckland

Occasional Bulletin of the Co-Operative Permanent Building

Society, No 77, 1967
lane Journal, Northern Lcho, Evening Chronide, Sunderland Echo
and Durham County Advertiser

Occasional Bulletin No 77, op cit, tables of the price distribut-

1on of new houses sold during the first two quarters of 1966 in
Housing Statistics Wo 3, H M S 0, 1966, exhibit very close
similarity with those of th Co-operative Permanent Building
Society for the whole year

Occasional Bulletin, No 76, Jec 1966

Insufficient sample prices were available to bring this out
Mean £3,730 wath inclusion of Hamsterley Mill, €3,150 when it
1s excluded

£3,540 against £3,790 for the ourvey Area

Vigo, Ouston, Nettlesworth
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CHAPTER IX

A Conceptual Model of Post-War Private Housing Development

In view of the overall importance of the public sector in
the post-war expansion of settlement, the reason for emphasing
private construction may be questioned  The significance of
private building lies partly in the fact that 1t 1s free to adjust
to the market forces originating in the growth scctor of the
regionnl cconomy, 1in contrast to the "guided" aspects of publac
authoraty development, nevertheless, in this context there is
some relevance 1n Pahl's statement th~t, "Market conditions permit
the builder to lead and educate, rather than to follow demand®, (1)
despite the fact 1t was said about Kcnt where conditions are very
different from those in County Durham Also, within the Survey
Area 62% of private housing was completed in the period after 1960,
During the same period only 29% of the public authoraty total was
completed Thus with 1ts grently increased rate of development
and frecdom of action praivate building may offer n guide to the
process 8 which will nffect the settlemcnt pattern in the near
future, 1t 1s quick to reflect changes in spatial relationships in
1 settlement system, and so 1is very amportant in Durham where two
distinct systems are being drawn into closcr interaction

Since 1960 there has been 1 genceral quickening in the pace
of change with regard to the various aspecls impainging on housing
development and the expansion of settlement, Compared with the
trends apparent during the decade 1951-61, there was a polarisation

at opposite extremes during the years 1961-86. This applied to the
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indices relating to pravate and council housing, to the organisation
of the building and construction industry, and to the demographic
indices which both reflect and condition the housing developments
The changes occurred against 1 background of continuing decline 1in
the heavy industry staplcs J W House has written of the impact
of collicry closures moving eastwards into hitherto prosperous
mining distracts(R)

The major trunds differentiate three groups of authorities =-

(1) The 1nner conurbation areas of the contiguous built=-up
areas of thc riverside industrinl zones It 1s into this area that
major public authority building wns concentrated during the period
1960~66 (sce Tagure B 2), however apart from this, indices relating
to the arca indicate certain characteristics of decline  Since
1960 pcpulation has declined, there has been heavy outward migration,
and slow rates of imcrense 1in household numbers

(11) The intermediate zone betveen the conurbations and the
coalfield periphery 1s an arca of stability in terms of public
authority building, but contains the major concentrations of modern
private housing, which for the years 1961-66 resulted in an increas-
ing population, net migration gains, and the most rapid rates of
household 1ncrease
(121) In the peripheral colliery districts of the west and south-
east general decline 1s indicated by a poor showing in the comparative
indices relating to housing and dumographic characteristics  Hope
for the future lies largely in the growth points provided by the

New Towns, and the beneficial effects of concentrated develoomont
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in certain localities, such ns Bishop Auckland

The true "growth zone" within the Survey Area 1s not that
delimited in thc Hailsham Report(3), but the second area in that
part of the coalfiecld increasingly influenced by thc conurbations
It already contains a close network of towns and villages, which
therefore produces a pattern of suburbanisntion different from
that normally exhibited in the traibutary area of an expanding caty
region From being tightly-knit and compact raverside industrial
towns, thc urban centres of Tyneside-Wearside have spawled outwards
with large areas of loosely textured rcsidential development,
furthermore, they are extending their influence into former mining
districts, despite their own economic problems  This process occurs
in 1 number of ways - through the movement of population, the
extension of the spheres of influence of the conurbations as
workplnces, and through Newcastle~based building firms moving
into the maining districts to dominate housaing construction there
Major nodes of modern manufacturing industry 2re concentrated anto
a centr~l area accessable to a large labour pool both withan the
conurbations and in the mining districts This applies in particular

to the Team Valley - Bartley = ashington zone

The Suburbanisation of the Mining Distracts

The mochanism of housing construction has been used here to
study the process of urban development, its intcrpretation is
11ded by the use of statistical models, though 1t 1s not possible
to produce a mathematical model Nevertheless there 1s a nced

to synthesise the varaous findings of the study into some sort of
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conceptunl frame

Broadly speaking the two factors which need to bo 1solated
are, firstly, the rclationship between demand and occupational
structure, and secondly the supply relationship between the type

and quality of housing and the focal voints of demand

The Demand Relationship The great mojoraity of the population of

the area does not enter the modcrn private housing market for a
number of rcasons, which are centred on the prevalont attitude
towards, and ability to purchase, 2 house Furthermore, County
Durham 1s a major stronghold of public authoraty housing, because
of 1ts political affiliations, the endemic problems in the economy,
and the traditional associntion of 1ts population with rented
accommodataion(4)

The questionnnire surveys indicoted that while nrofessional
and m~nngerial occupntions, plus small employers, form only 9 6%
of total economically active heads of households, they gencrally
account for over half the movers to modern private housing The
sccond i1mportant group was that of slilled and technical workers
1n the modern industrial sector 'ide variations cxisted between
different locations and different types of housing The former
groups were concentrated in the "mixed" housing areas related to
mmportant centres of officc cmployment, c¢soecinlly the conurbations
and Durham, thc second group were more a feature of thc large
cstte developments rclated to the nodcs of modern industrial
growth  The traditional heavy industries werc poorly represcnted,

and coal mining accounted for less than 4% of movers The only
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exception encountered was 1in 'est Durham where Consett Iron Company
sunplied a sizeable proportion of movers to the Leech estate at
Lanchester

Signifacant numbers of movers to modern houses were 1in
threc groups which are not subject to the normal locational

restraints, namely area workers, naval pcrsonnel and retired people

The Supply Relationship

The relationship betwecn the quality of housing and the
focal points of demand has been considered in terms of the distri-
bution »f house prices (sce Chapter VIII) Alonmso(5) postulated
a scheme 1n which the poorer section of the population lived at
high densities 1in housing close to employment centres, while the
wealthier people lived further out on larger plots of land 1In
County 7urham such theoretical arrangements are destroyed because
of the prevalence of council housing, and the specialised nature
of the settlement pattern From a consideration of generalised
price lcvels (see Figs F 1-4) 1t can be seen that the opposite
applies, and the highest price lcvels occur close 1n to the con-
urbations, from where there 1s a progressive decline moving outwards
In this case 1t would appear that cheaper houses compensate for
the cost of overcoming the "friction of distance", instead of larger
plots as in thc Alenso scheme  The way this pattern has come about
1s th~t thc more attractive settlements close i1n were the first to
be devcloved by private enterprise, sincce when construction has
moved outwards into less attractivc mining settlements, and so the

peculiarities of the local situation may catirely account for the
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reverse order

The Pattern of Pravate Housing Developmcnt

The pattern of development 1s considercd in 1dealiscd stages
(1) A small number of praivat. houses have been built in many of
the mining settlements  They reflect the presence of a small
numbcr of peonle i1n any community who can afford to, ~nd who wash
to, hive their homes therc  Frequently the people concerned are
in the entrepreneurinl (e g small employcrs or shopkeepers), or
in some way "lcaders" of the community (religious or political).
In addition, local government employees form part of the house
buying group which has strong local affiliations, as do teachers
in some cases Altogether these groups form the small ubiquitous
element which has resulted in the graduanl development of smrll numbers
of houses built by the small local firms  Because of their numbers
they are scarcely noticcable in any but the smillest mining communitics
() Where local demand has been at a somewhat haigher level 1t has
1nitisted a local residential cycle, often with an element of re-
grouping from the surrounding district At this stage it appears
tht certnin groups, such 1s teachcers and area representatives,
while being ubiquitous i1n the same way =s members of thec first group,
arc more mobile nnd tend to exercisc greater selectivity in their
choice of where to live ror this reason they have played a
prominent rdle in the initiation of the "local housing cycle"
This was most clearly demonstrated in the case of lanchester, which

contained large numbers of teachers who worked all over Uestern and
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Central Durham (see p 20C) In the case of Chester and Houghton
the local demand and regrouping asp.cts were important before the
full-scale development of the towns as conurbation dormitories
This dafference 1s seen i1n the contrast betwecn the early estates
of Vorth Lodge and Gillas Lanc, and thc later devolopments in the
towns (see ™ 177)

Corresponding with this "local" stage of demand 1t appears
that local building firms sometimes enjoyed a considerable degree
of success, before they either overextonded themselves, or became
overshadowed by major regionnl fairms where these moved anto the
area At Lanchester in thc carly stages of private development
the work was ain the hnnds of 1 number of local firms the largest
of which was Iveson Brothers, but when this firm went out of business
2 number of Newcastle firms were able to completely dominate the
suburbanisation of the settlement Samilarly, at Carrvaille ncar
Durham 1nitial housing develomment by P E Coleman met with an
unexpected degree of success which rosulted in the extension of
the Blue Tarm c¢state stage by stage. However, when the larger firms
moved i1n 1o the area, the financial position of Coleman worsened
until eventually the firm went bankrupt

At the time of the survey, in 1966-67 Spennymoor and Hetton
were at the "local demand" stage, as were the smaller settloments
of "elton, West Rainton and Burnopfield CEvidence of this was to
be scen 1in the exastence of small housing cstates, as opposed merely
to the piccemenl housing deveclopments of stage one  The “suburban"

phase 1s 1nitiated with the deveclopment of largc estates, which
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largely takes place when 2 major firm or number »f firms move in

to the aren  This process was 1n 1its early stages at Bournmoor,
Nettlesworth and Witton Gilbert  The greater sales resources of
the major firms means that they are able to sell the houses to

a wider market

(3) The large estate developments which are indicataive of the
suburban phase generally require an outside stimulus, as the scale
»f buildaing 1s far above that required to satisfy local demand

and the needs of regrouping Settlements which have renchcd thas
stage re related either to the port conurbations, or to the much
smiller centres of Durham City and Consett  The separntc tributary
areas to these centres do 1n fact line together to form one general
zone of suburbanisation The selectaivity of thas process has
1lready been mentioned (sce p 124), 1n addition, 1t 1is worth point-
ing out thnat 1s many of the morc favournble loc~lities have been
developcd, further building is forced to colonise less favourable
"re¢sadunl" locations, which are often closer to the point of origin
of the demand This 1s 2 similar process to that described by
Garner(6) 1n Chicago s a1 "leapfrogging" of growlh backwards and
forwards with no discernible regularaty Also he 1ndicated that
growth took place firstly around the radial routcways, and at 2
latcer perrod 1n the interstitial areas between them  In the

case of Durham part of the explanation lies in what was stated
carlier about building fairms being 1n a position to lead demand
(sce P 239), as 1t 1s the avnilabilaty of housing that really

matters, and hcnce the sites which the builder chooses to develop,
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within certain limits of likely consumer action, are what deter-~
mines the eventunl pattern

At the suburban stage the scale of constuction i1s such that
only 2 small number of farms hove sufficient resources to undertake
1t successfully, and so there 1s 1 henvy concentration upon a small
number of mijor fairms, most of which are based in Newcastle  Local
firms have not generally benefitted by the suburban "explosion",
and have been going out of existence 2t an increased rate since
1960
(4) The more mature residentinl areas take the form of "composite"
residentinl develnom nts In these cnses the scale of building has
becen quite high, but instead of large uniform estates, 1t has taken
a more varied form with developments of 111 sizes containing A
varicty of house typcs, built by numerous different building firms,
both large and small The main towns of the coalfield contnan
residential areas of this type, as for instance in Durh-m, Consett
(Benfieldside) nd Bishop Auckland, while Chester, Whickham and
Ryton have developed more specifically ns dormitory communities
for Tyneside
(5) The final stage 1s tho most specialised 1nd restricted an
occurrcnce and may be termed the "Green Belt" stages It 1s exhibated
by reasonably attractive communities where restrictions have been
placed on further growth, as in Clcadon, East Boldon, V/hitburn,
Shincliffe and Soringwell The effect has been to make the settle-
ments more attractive places 1in whaich to live, and with the
increa ed status and rcsulting pressures for developmont, 2 premium

1s placed upon the few aviilable sites for building In the case
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of Cleadon 1t was fHund that there was an increcase in the relative
imonrtance of internal movement, and an intensification of devclop-
ment by means of re-development nd building in gardens and bocke
land This was rcferred to earlier s the "second stage estate
develoiment" ovhasc to differcntiate it from the "first stage™
which marked the 1nitintion of the modern suburban cycle (sece
P 180) Locnl buildaing fairms have becn able to survave in this
sort of environment, but they are bcing adversely affected by the
slow-down of building

Settlements which contain expensive modern housing, but which
have been developed on 1 smhller scnle, outside the Green Belts, are
Hamsterley Mill, Ebchester, Hipgh Ricklcton and Brancepeth  These
are the most specinlised elements of 21l in the pattern of suburban-
1sation

The stages of the private housing cycle considcred hire
rcpresent 2 movement along the residential spectrum, though it does
not follow tht a settlement would pass through each stage in
succession The final stage, in particular, 1s so specialised
as to be attainable 1n a small number of cascs  Furthermore, there
1s 1revit-bly 1 degree of segregation withan the private sector

along socio-economic lines between different housing areas.
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CHAPTER X CONCLUSIOW

T TEOPLCLIC \L 3ACKCRCTND

(a) Studics of Urban Structure

Peovle have frequently thought of cities in terms of idealised
natterns, and theories have been put forward which atiempt to gene-
ralise a»out the arranzement of the social and economic units, with
tiesr 1esuliing land-use patterns, within the city The earliest
important work 1a this field was associated with a srouwp of urban
socrologists of the Chicago School of the 1920's anc 1930's The
Concentric or Zonal Theory was devaised by E.W Bur ess in 1923(1)
In this mocel the develooiment of a city was assumed to take place
outwards .rom the central area to form a series o. concentraic
zones lhe central area, at the point of intersection of radial
routeways, »ossessed the maxamum accessibility, and so all users
of urba . land were sorted in accordance sith their ability to
benef1t irom, and 21d for, the use of land in the most accessible
locations with regarc to the other establishments with which they
had linkages Turpess also introduced the ecologacal concept of
succession(2) in uaich each land-use zone expanded at the expense
of the next one out towaids tae jeraiphery, terms uscd to indicate
various stages in this drocess include "anvasion", "aominance"
and "succession"

Homer doyt sup ested a modified model, the Sector Lheory,
in 1939(3) Contrasts were based upon variations in land rents,
and zones ol sumlar land-uses were arrayed in wedgeB about the

princroal routeways and srowth occurred directly outwards The
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second modification oroduced the mltiile~'ucler theory, which was
nrodosed by C D Harris ana T (llman(l) It was svrested that
citics have 21 esseatially cellular structure with different land-
uses clusterea asovt particular nuclei within the uroan area  This
involves an attem)t to cope mth the peculiarities existing within
indivadual cities as a result of site and historlcal factors, hence
there was 10 standard arrancement of the comoonent parts

The carly models of wrban structure offered a framework for
the study of urban areas, though they have been criticised on
account of the fact that urban growth was rationalised to such an
extent that the patuerns becanaec pross oversim-lifications of the
complexaty within the modern caity  Also, the schemcs were mainly
descriptive, and wn the first two theories the resorting of popu-
lation to 131l the schenes was both mechanistic and deterministic
Tn order to avoid these shortcomin s # Firey and E Jones have
endeavoured co consilder thc neculiarities of human bechaviour(5)
Mregy maintawed chat rouns of individuals have values ana desires
and 1t 1s their actin on these that locates them in space and sets
u> observable pattcrns Lmrys Jones in has study of 3Jelfast em-
phasised thc i1aooriance of eultural and social values upon peodles!
actions

(b) Invesvicatvions into the structure of city recions and the
processcs vehind suburbanisation

fovan “rom the relatively straightforward theory underly-
g the classical concests of urban structurc, modern research
has been concerned wnth the great complexaty of the city region

and the b>roccsses of develooment However considering the scale
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ol 1wde.n develcpments and the overall i1amoortance of the residen-~
tial sector in this process, relatively little work has been
>ublaished on thc subject(6)

In the myted States, attempts have been made to develop
mathematical and simulation models of suburbanisation(7) Imataally,
attemnls were made to balance the cost of travel and the price of
land, accoraing to thc income level of the household, though increa-
singly stuvdies have incordorated a wider range of variables In
the work of ' S Chapan and S F Jeiss in the Picdmont citices of
South Carolina(8), thc ranpe of factors considered included, con=
tiguaty wath edistaine development, proxamity to blight, the marginal
quality of land, uroran amenity, nearness to arterials, the value of
land, nearness to wor! -laces, schools and shoing, and the availa-
bility of scrare facalaties It became apparent from their research
that intensification of develonment occurred where there were major
routes, em-loyment centres, good community facilities and services,
development uas discouraced where chysical conditions were unsuitable
due to floodainp; or stee» sloies, and in areas near to blighted zones
Chapin and ’eass also stressed the lmoyortant role of the decision-
makers, "we may conceive the land develoswent pattern of a city at
any narticular ooint in time as the cumulative effect of a myriad
of decisions and actions by individual entities and groups, con-
sisting of houscholds, institutions and governments "(9).

Although the »>rocesses operating in North : merica and Europe
are broadly the sane, the resulting patterns are likely to daffer,
on account of the grcater comolexity an the ] uropean situation.

There are a number of factors behind this -~
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(1) Tfhe _reater significance of historical factors in Lurope,
which lead to local jeculiarities, such as the attraction of those
scttlements which contain ncriod houscs, and the necative aspect
of indvstrial cesioilation

(21) General cultural differences and vhe tiiae-lag whach
stems from lower levels of technolorical and ecoaomic devcloment,
also the fact that in Curope society 1s more traditionally-based

(121) The scale of governaent interference 1s enerally
greater in tcrms of Jlanning regulations and solicics, and also in
the field of housin~ H>rovision

Desorte these zeneral daffcerences, modern trends in both arcas
have nuch in common Man is now able to dastribute himself widely
in a netrorolivan region and still remain parc of the urban system”
Hence soci1olo 1cal and psycholosical factors 1n decision-making
have assumed wTcat smportance The choice must however still be
mede withan the ran e of alternatives which urban society oresents
Tn view of tne scale of chantc 1t has been sv, ested by some re-
searchers that moaern develoiments in the rural-urban fringe arc
symptomatic of couwnleve chaos and lack of order Tor the metrooo-
litan regions of Los ingeles, the lorth-Eastern Seaboard of 1 S A
and London, Ruth ulass(10) refers to the fringc using terms like,
'vast ana widifferentiatedt, "featureless®y "monotonous", "chaos of
a new order", Gottman(ll) is more moderate when he states that,

" totally ncw or'er in the or anisation of inhabived space 1s
emcrging " He describes the structure of megalonolis as "nebulous"
(12) Other workers have argucd that the apread of sooulation is

far from being raundom, and thatbt se_rezation accorcain to social
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criteria 1s increasing(13), Pahl claims that the chan c from
hicrarchical to seglc_atca structures is one of the distiazwishing
features of thc wmctrosolitan frange(ll) In thas sori of situation
what are stressed aic the netsorks and linka_es which exast netween

roups of seomnle in simlar circumstances  Plamners, such as 1 W
Jebber have begun to recognisc this, Jebber states that, "Alongside
the neatly compartmentalised arranzcments of urban settlements, such
as show up in Central ®lace mas>s, recent findings are beginning to
uncover networks of intcrdependent but functionally specialised
soc1al and economic communities "(15)

The exnansion o° man's radius of action and cioice of livang
spacc has occn viewed by Hoekveld(16) as an "cxpaansion of scales VY
He defines a scale as "the area within whose boundaries man, acting
from taec Voakatom' 1s »rejared to make given sacri”ices to satisfy
glven needs " Formerly the settlement itself could be taken as
the scale of livang as 1t encompassed the major scales, such as the
need for housins, work, social contacts and iecreation. This applics
no longer scales have been »ulled asart, and these nceds can be
satisfied i1n dafrercnt slaccs, which though disperscd are stall
relaced to one another Simlarly, Kant(17) says 'rith refcrence
to the chansec pattern of spatial rclations anc the new scale of
local distance, that whilc this nrocess i1s rcsarded as the anti-
thesis of former centralisation anc agglomeration, he regards 1t
more as "suocentralisation", or decentralisation within an urban
structure It 1s a rocess which creates an urbanised region
around the main agglomeration Carrying this argument further,

B0al(18) stetes (hat "space adjustinag" to modern technology enables
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the develoancnt of a "flexable city", but as 3orue(19) contends,
"eradients, sectors, and indices of linkaces we observe to-day are
® measurements of current activities cast in a mould built over a
long perioa of time " The limitang factors include the conserva-
trem of the dodulation at lar e, the "orotectionist" element, and
of ten »lannin, >0l cy as well

It 15 becomins increasingly difficult to describe most towns
as "free-standing," as every autonomous urban unit develops closer
linkares anc interchan,e with other centres of poonulation  loekveld
(20) outlines cwo lincs of development bv which settlements are
drawn within the zone of influence of a metroiolis The terms used
are cwibersomc, Suv the Jrocesses arc very relevant The first is
"allochthonous" development in whach there 1s an influx of com-
muters ana retired -~eodle from thc metrosolis and/or a movement of
industrs The seconc 18 "autochthonous" develorienu in which the
local »ooulation 1s increasingly drawn to the metroocolis as a
centre of emnloyment, in this way the settlement becomes .ore
dependent uson tie metropolis, but without the accom.anying feature
of large-scale settlement by comuters

A concentual vieuw of the exoansion of city regions, and
especially ietronuliven rc 1ons, has been acvtcmrted from numerous
vicwnoints Nevertneless, thcre 18 a certain unity of theory,
desoyite the Jrfferences i1n emmhasis and terminology  Herc it is
necessary te Jank the conceptual view to lhe coisideration of the
physical aspects teken by modern developments in the specialised

context of the Durhaan Coallield.
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(e) odera Develcyients an the Survey re°

In an "cea of cconomic dafficulty, svch as the Torth-Last,
1t misnt 1rdear stran e lhat the conurbations shoula extend their
soheres o° 1nfluence to such an extent, in view of iheir own
structural nrooleis  ‘in American worker, 7R Thompson has written
about the caity-size fac or in ecoiomic »sroblems, he claims that,
"Perhass soie critical size exaists; short of shich _rowth is not
1nevitable and even the very exaslence of the nlace 1s not assured,
but beyond which, wbile the growth rate may slacken av times even
to zero, absolubte contraction 1s hiehly unlikely "(21)  ‘athan the
Survey area, -»underland, in »articular, has greatlv exvended 1its
winfluence as the sub-re 1onal camital, desoite its fairly consi-
derable ecoxomic difficulties However, some hint of these may be
indicated >v che fact that Sunderland-based pwilcang firms have met
with little success in comdetition wath those based in Newcastle.
tach of the outwerd movement of Sunderland commuters takes place to
houses buili by Vewcastle firms (See P 177 )

Concernin +vhe "orm taken by modern ceveloiments within the
area sabject to greater linka e with the comxroations, 1t could be
ar uvec that tne 1nverlockin- structures a e thosc of a "disoersed
city"(22), rather chan of the rural-urban frain_e distincuished
around the marcins of other city regions  Recognition of such
patterns 15 Jartly subjective, as some veodle have sointed to the
formation of a "linear city" along the axas of the { 1

Turnine- attention to the arocesses themselves, the increases
1n "scale" are clearly anparent in County Durham, where the 1so-

lation anc self-sufficiency of mining communities has been broken
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down This has occvrred becausc of viec anflux of young famlies
1nto sriveuvc estates; and also because of the loss of local em-
2loyment, and the resulting need to travel further afield, many
have been drawn increasingly towards the conurbations and their
associated srowth onoints  Both asiects conform to Hoekveld's
scheme (See ® 255 ) of allochthonous and and autochthonous develop-
ment In terms of the housing mechanism, the former movement lies
behind moch of the >ravate development which has occurred withain
the zone of suburpanisation A high >rojortion o° movers from the
convroations coivinue to work there (see P 205) although there 1s
an element of decenvralasation of work»nlaces in the Birtley-orth
Lod;e~Great Lunley area, reflecting the "rdimentary satellite"
status of that are~ Presvmably, this 1s what 1s intended with
Washingvon New Town, a dezree of self-sufficieicy in the context of
overill interde enceace oetween the town and the jort conuroations
The autochuibonous form of development is even comaoner, and a large
numder of mining commmities have become, at least in part, denen-
dent upon the conuroations In terms of 1ts expression in the
field of housing this asdect 1s more a feature of council develop-
ments than srivate ones, though 1t was found (see P 205) that a
sizeaole srorortion os the people who moved to new >rivate housing
from areas other than the conurbations travellea there to work
luch dejeads woon mod1lity Hatterns and the daffeiential which
exists between the car-based jopulations of the orivate housing
areas, the umore bus-de endent oopulations of the council sstates,
and the less mooile; .cnerally ageing populations of the nmineteenth

century terracec housing Reflecting these daffeiences and
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dafferences an jsacksiound, nro, ressively smaller sections of the
work-force travel to ithe conurbations The extension of conurbation
influences has been almost entirely autochthonous in Stanley U D ,
but in most areas therc has been a mixture of the two Closer inter-
action vetween the two settlcement systems has had a senerally bene-
ficial effect in the mining dastricts affected, but whcre 1t has not
occurred, in the ovtlying dastricts, the draw->acke of a snecial-
function settlement sattern inherited from the last century, are
increasinzly felt lany of the communities have lost; or are in
orocess of losing, cheir ori~inal raison d'etre, without being aole
to find another The »0licy of regrouping jooulation and of esta=
blishing rowth osoints may be effectave in Jhe lon, term, bub as
Durham County Council claims, "Even 1f a2t fails in the short term

to stabilise objulation, 1t will at least have 1elped to _ather it
into well-locared, comoact units that can still be economcally
viable wnc sociallv functional at a lower density of settlement, and
may eventually scrve as nuclei for the renewed soread of develop-
nent "(23)

So far housin has only been dealt wath in terms of 1ts role
in thc development of the settlcment network  In aadataon, certain
more snecific conclusions may be drawn During the period under
consider~vion (1946-66) the main forms of housin, development have
been -

(1) +{he addition of clusters of "neighbourhood umits" to
the perinhery of ihe conurbailions, in form and apnearance these
generally reflect uvhe jeriod of development and the design

principles in vo ue at thnt time, thourh _enerally it i1s true to
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say that the later ones arc the more attractive eand provide sounder
oormunitics

(12) The local authority reerounin, schemes within the minan,
districts, and council exicnsions to the main towns In these areas
rates of construction have generally declined "rom the peak »eriods
of the early housin drave, hence most esta.es reilect the more
traditional ana somcs 11t monotonous appearance associatved with
council schemes of that period. .lore adventurous aporoaches werc
tried in somc areas, notably New vVashington (> rior to its designa-
tion wathin che :ca fown) and the attractive housing of Peterlee
ew loun

(217) Llhc thard major elcment 1s the srivace entersrisc
bualding in which the majority of houses are detached or semi-
detached, aid aic situaved 1n estates with "traditaonal" layouts
the sord "traditional," as used oy ouilders, refers to the style
o” layouc cstaslished after the First orld tfar, it 1s a somewhat
debased "Garcen City" type  ithe builders com>lained that planners
were forcin_ them to introduce layouts incornoratinrs tie principles
of vchicular-pedestrian serregation These, they claimed,; were
unpopular with the house-buying -ublic, who were, by and large,
conservative in taste

Herc 1t is nccessary to remcmber the relative standang of
the two housin, seclors, and the fact that while public authoraty
completions more thai doubled in the Heriod 1946-66, compared
with 1919-39, in the ~rivate sector there was a 27% declinc The
lattor formed only 217 of post-war buildinc overall, though 1t dad

increase to 37% during the thard jeriod (1960w66) :longside these
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trends, 1t has oceen shown (see P 60 ) that the Arca of Concentra-
tion for council building gradually moved Irom the mining districts
fringing the conurbations in the inter-war years to tne conurbation
avthorities of ine north-east quadrant by 1960, rile for srivate
hmrlaing the movement was in the opposite dairection lowever, 1n
vicy of the 1 lewairtetion of planninz polacics to avert the
excessive urvanisabion of tac conurbation zons 1t appears that a
new phase 15 ceing inttiated in which public 2utnority building will
be focussed upon the New Towns and Townshins of washin.ton, Peterlee
and Silksworth This rejresents a dccentralisation of public build-
in~, simlar to the trends asparcnt in the nraivatc sector since 1960
In vaew of che high standards of housing “rovided in these three
major schemes, with a variety of house types ouilt in some cases to
Parker-llorris standerds, plus their greater flexibility in the
choice of residents now that the serious crude housing shortage has
been cllevaaled, 1t has been suggested(2l)) that these towns, and
especially Washaington, wall cater for nart of the regional pool of
potential house H»urchasers It 15 olanned to expand Washington by
some 60,000, entrrely uhrough the free movement of wonulation The
effect of 1mplantin~ such large "planned" developients into the
midst of bthe zone of suourbanisation, might be to slow down the rate
of develodient of the numerous smaller nraivate schciaies in the area
The movement o” neodle to arivate housans opera2tes through a
social filtcr, However, differences in house sizes, once a clear
indication of social status, have dimnished markedly In nlan,
at least, there has been a convergence in house tymes, so that

now there is little dafference betwesn councal houses and the



- 261 -

typacal private cstate house In fact, by che 1960's the best
council housin, w*s of a higher standard th~n somec of the nrivate
housin [« Dmxys Jones noted in the case of Belfasty; an area waith
similar modern cconomec voroblems, "By 1950 the industrial classcs
were better housed ticn ever before and the professional classes had
never voluntarily sestricted themselves to so small -~ lavang space!
(25) HNevertheless, taere remcoins the social desire to live among
people of ~ similar background, plus the fact that pravate housing
has enabled much grezter freedom of movement, at a time when a
long qualifyin_ oeriod on the housaing list wos necded to obtain a
councll house

The neaghbourhood units which hawe been creatcd in the ocost-
war years do noc fulfTall all tae theories of sociolo.ists and
planners, >ut taey do represent ~ more organe form of urban growth,
which 15 an improvement on carlier develoomeats Hany of the early
examples apear somewhat dr-b and monotonous, but later ones in-
co1oorate betver dasigns and higher densities, and appear altogether
wore attractave Alto ether the Survey .rea conteins some notible
successes and f1lures, though the urban environment has undoubtedly
improved, the pace 15 likely to quicken with the eontinued run-down
of the coal-mining industry which does so much to mar the area wath
unsightly waste tids and i1ts cother ramifications The main problem
1s to provide a souwnd and attractive urosan fabrc which enables
harmony to be cstablished between living conditions and economc
develonment

In terms of sontial patterns the trend of overriding impor-

tance 1s the coacanuvration upon the antermediace zone of the coal-
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field, wheie the ceatrafugrl forces of decentralisation from the

conurbations, and the centripetal forces stemiing from the outlying

collaery districts, are “alanced; this 1s truly the "subcentrali«

sation" to which X~nt(26) referred
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