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rental housing with the aim of providing security and shelter for the urban poor

com- mu-ni- ty
/ka'mju:niti/

a group of people living in the same place or having a particular characteristic in common.



Colophon

The Revival of the Social Housing Community
Providing secure tenure and quality housing for the urban poor

MSc Graduation Thesis
P5 Report

publication
June 28, 2021
Delft, The Netherlands

author
Arne Jort van den Broek
student number: 4458028

first mentor

dr. Arie Romein

Chair of Spatial Planning & Strategy
Department of Urbanism

Delft University of Technology

second mentor

ir. Leo van den Burg

Chair of Urban Design
Department of Urbanism
Delft University of Technology

board of examiners delegate
ir. Stefano Milani

graduation studio

Planning Complex Cities Graduation Studio

MSc track Urbanism

MSc Architecture, Urbanism & Building Sciences

Delft University of Technology

The

Revival

of the

Social Housing Community

Abstract

Adequate housing has long been considered a basic human right. Trends of globa-
lisation, financialisation and urbanisation are oppressing this right. Social housing is
neglected by authorities and stigmatised by society. Local, low-income residents are
dispossessed and displaced, and social housing is close to disappearance. London has
become a fragmented and unequal city, with an unbalanced governance. The power of
the private investors induces that residents cannot make use of their right to the city.
To recover the right to the city for all residents and to counteract the displacement and
dispossession, a shift has to be made towards a revival of the social housing community,
providing secure tenure and quality housing for the entire population. This graduation
project introduces a community land trust growth model. By gradually taking land out of
the market into a CLT, the residents are able to make their own decisions and improve
their living conditions. The model provides tenure security and permanent affordability.
The project designs a transparent and modular People’s Plan with a holistic, multiscalar
vision providing secure tenure and quality housing for the urban poor.
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Motivation

| have been living in student housing for five years, accomodated by a
student housing association. If | did not have the opportunity to rent a
student home, | would not have been able to leave my parental house
to live in the city where | am studying in. Student housing is a special
form of social rent, but it explains the reason of existence of social
housing very well. It is a home to deliver security and shelter for those
who cannot afford to buy a house or rent privately themselves. On top
of that, social housing provides an opportunity for the disadvantaged
and deprived. This is important in a world where maximising individual
gain seems to be transforming the city as a right to a city as possibility
and opportunity.

Social housing is being neglected and stigmatised towards disappea-
rance. Its disappearance, in my opinion, would be an enormous loss.
Cities have a tendency towards residing the elite, obliterating hard
working residents with lower incomes. It seems forgotten that these
people are needed just as much in creating a ‘good’ and working city.
With my graduation project | am aiming for a revival of social housing,
improving its tenure security, quality, and image.

London is a city that amazes me. Its size, its diversity, its dynamics. |
have visited London three times in three different stages of my life,
with different people, and everytime | got new impressions of the city.
Its size, diversity, and dynamics make it a complex city, with many chal-
lenges. London is pressured by a severe housing crisis and an incre-
asing inequality. Local residents are oppressed by international capital,
dispossession and displacement lie in wait. | am motivated to propose
a revival of social housing in a large, diverse, dynamic city where social
housing is neglected towards disappearance.
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1 Introduction

Adams, 2013

Introduction

Adequate housing has long been considered a basic human right. The
well-being of individuals and families is substantially affected without
satisfactory housing (Karamujic, 2015). Housing as a right is an
integral factor for other economic, social, and cultural rights (Brenner
et al, 2011). Trends of globalisation, financialisation and urbanisation
are oppressing this right. Cities are pressured all over the world, and
are caught by severe housing crises. In order to deliver the housing
demand, cities need to grow. In this process of growth, it is important
to meet the needs of all social classes.

Cities have a tendency towards inequality (Travers et al, 2016). A
growing city is likely to have an increasing inequality. Housing is trans-
forming from a social good to a financial asset (Rolnik, 2019). Interna-
tional capital is taking over the housing market, oppressing the urban
poor. This is amplified by the fact that a large amount of housing,
especially social housing, is deprived and thus are in need of change
to become satisfactory. Cities are regenerating buildings and neigh-
bourhoods, often an inequality-increasing process (Campkin, 2013).
Regeneration is accompanied by dispossession and displacement,
pushing local residents out of the city. Moreover, in the housing crisis,
social housing seems to be persecuted.

Social housing is pressured by its poor quality and lurking regenera-
tion plans. To bring increasing inequality to a halt, this project aims to
revive social housing in London through using alternative planning
tools in the creation and preservation of the tenancy. Bottom-up
planning tools will be used to make sure the needs and demands of
the community is heard. Furthermore, it aims to improve the quality

of the living environments and to increase tenure security. Top-down
planning tools should create support from authorities and awareness
in society. This graduation project aims to contribute to the concept of
the right to the city by Lefebvre (1968) and strives to a more inclusive
city.

The project first sets up a broad problem field, showing how Lon-

don is progressively unhooked from its context. The Scattered City
shows the results that were caused by the drivers explained in the
problem field. Then, the project is defined in a methodology chapter,
presenting the research questions, aim and methods. The first two sub
research questions are analyzing the history and current situation of
social housing and the planning structure in London. Afterwards, the
appropriate planning tools and concepts are recognized, which will be
implemented in a strategic project, proposing an urban design with so-
cial, spatial, and governance recommendations. The project concludes
with the results of the design, and gives suggestions towards a revival
of social housing.



Contextual Terms

Greater London
Mayor of London
borough

ward

LSOA

social housing
public housing
council housing
interwar housing
postwar housing

housing estate

London

14

ceremonial county of England, takes up the majority of the London Region.
head executive of the GLA, currently Sadiq Kahn.

local authorities that make up Greater London

electoral district within a borough

geocode to represent output areas within a ward, used for census and data

rental housing with the aim of providing security and shelter for the urban poor
housing build by local authorities, in the UK mainly social housing

housing build by local authorities, in the UK mainly social housing

housing build between 1918 and 1940

housing build shortly after WWII, between 1945 and 1980

group of homes build together in one development with the same aestethics

Abbreviations

BAME
CLT
GLA
LSOA
MHOS
OA
PP
RSL
RiB
RtM
RIT
sbG
TMO
UK
WWI
wwil

Black, Asian and other Minoric Ethnicity
Community Land Trust

Greater London Authority

Lower Super Output Area

Mutual Home Ownership Society
Output Area

People’s Plan

Registered Social Landlord

Right to Buy

Right to Manage

Right to Transfer

Sustainable Development Goals
Tenant Management Organisation
United Kingdom

World War |

World War I

coordinates
51°30'26"NB
0°7'39"WL

country
United Kingdom

region
Greater London

surface
1,572 km2

population
8,899,375

population density
5,666/km2
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2 London: A Scattered City
Unhooked From Its Context

The Collective, 2017

Introduction

London is progressively ‘unhooked’ from the state where it exists. The
city became a theatre for international capital, its fortunes decided by
forces over which it has little control (King, 1990). The city of London
is developing into a city that tends to reside the elite, with international
capital pushing the local population out. To define a problem statement
for this graduation project, a broad problem field needs to be set up,
done through a literature review and spatial analysis. It researches the
drivers and effects of the current, worrying situation.

The chapter first gives a short introduction on the birth of the metro-
polis. Then it explains the influence of internationalization and neoli-
beralism, and how they created the processes of financialisation and
privatisation. Afterwards, the review explains the current housing crisis
in London, with a focus on social housing and the stigmatisation on it. It
exposes the scatteredness of London in spatial maps and lastly points
out the severe inequalities that occur in the city.

Figure 2.01
Deprivation in London
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London, A Metropolis

London is located on the Thames. In Roman Times it was not a main
city, possibly it was just a port (Rasmussen, 1934). This port and the
Roman roads, however, transformed the city to the centre of the coun-
try. Through the middle ages it developed into a central fortified city
(Ormsby, 1924). London was connected with the rest of the world by
the Thames, one of its most characteristic elements. London was a
relatively small, compact city. Other cities in the middle ages had space
within the fortified city to expand, London was already fully built. There-
fore London experienced a very early process of suburbanization with
a creation of small settlements outside the city. The city was seen as
an open city with good connections to the outskirts. London became a
‘scattered’ city, with the settlements expanding into towns through the
low land values and high amount of space (Rasmussen, 1934). London
became a major player in the world and started expanding outside its
city walls. It kept growing and accumulated towns where people still live
in their own communities and local governments, which is still reflected
in today’s situation (Clayton, 1964). Figure 2.2 shows all these town
centres that are now accumulated. Many ancient Roman roads are now
commercial High Streets, connecting the towns with the city centre.

During the industrial revolution London expanded rapidly along the
Thames, creating industrial areas and ports with accessory workers
homes. The majority of the buildings in Greater London date back from
the 1930s and earlier. In the 1930s the city had already 8 million inha-
bitants, mainly factory and harbour worker families. Around the 1980s
the city made a shift from manufacturing to finance and business, rede-
veloping the city centre and former industrial areas. The city developed
an international character on cultural, social, spatial, and economical
level. Many headquarters of banks, other multinationals, as well as the
national government are located in London. Together with New York
and Tokyo it is the most important economical centre of the world. The
amount of jobs and opportunity, mainly in the financial sector, attract
people from around the globe, creating a diverse demography. The city
is a creative cluster with many museum, ateliers and architectural firms,
attracting millions of tourists every year.

London is divided in 33 local boroughs which are based on the local
communities and governments that were created in the middle ages
(Clayton, 1964). Together they form the Greater London Authority. The
boroughs are separated into 13 inner London and 20 outer London
boroughs. All have their own character and community. There are large
differences between these boroughs in demography and geography,
but also in wealth and quality of life, preserving the scattered city that it
was in medieval times.
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Figure 2.03: Building Ages




Internationalization

As mentioned, London was a Roman City that
gained relevance through its location on the Tha-
mes. In the sixteenth century the city became a
centre of trade. Other than other cities, London
developed into a commercial city (Rasmussen,
1934). The government supported free trade,
which found its maxims (Cunningham, 1882). The
central location reinforced with the industrial re-
volution and the destruction of any competition
(King, 1990). Industry and harbour expanded ra-
pidly, as well as the creation of workers homes.

London kept the industrial character for a long
time, but evolutions in communication and trans-
port technology reshaped the role of the city. Lon-
don was transforming into a finance and business
centre. There was a drastic decline in manufac-
turing employment, causing local people to move
out of the centre to be replaced by illustrative em-
ployees of the international capital (King, 1990).
The UK government considered the declining ma-
nufacturing industry ‘should not be saved’, which
left hundreds thousands of people without a job.
Homelessness and informal economies were the
result. Authorities invested to establish the city
even more in the world economy. Large inequa-
lities increased into larger inequalities. Unemploy-
ment is a major force for inequality, engendered by
internationalization (King, 1990).

The internationalization provoked the upcoming
of multinationals, starting a process of internati-
onalization of capital. The multinationals moved
production to the continent and beyond, focussing
on the financial sector in London (King, 1990).
The internationalization was strengthened by the
neoliberal government of Margaret Thatcher, em-
powering the free market (Rolnik, 2019). The big
bang in 1986 caused an exponential increase in
market activity, resulting in a similar increase in
banks and jobs (Plender, 1986). The internatio-
nalization of capital also provoked international
buyers of property. Investors want to be as central
as possible, increasing land values and housing
prices (King, 1990).

International investment in residential property
escalated redevelopment, created an international
rental market, and caused disappearance of social
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housing. The competition, encouraged by the go-
vernment, resulted in extensive increase in house
prices and a rising problem of homelessness. This
created a social polarization in London. Unem-
ployment and low incomes accompany disadvan-
tages such as overcrowding, residential insecu-
rity, or higher death rates. Tax cuts favoured the
rich, even with the substantial increase of poverty.
(King, 1990).

London is progressively ‘unhooked’ from the sta-
te where it exists. The city became a theatre for
international capital, its fortunes decided by forces
over which it has little control (King, 1990). Inter-
nationalization is recognized as the scene which
enabled financialisation practices to take hold.
Neoliberalism acts as the ideological justificati-
on for the extension of capital, and privatisation,
marketisation and commodification as displays of
the forms housing markets have taken (Jacobs &
Manzi, 2019).

Financialisation of Housing

Neoliberalism, broadly meaning economic and
social transformation profiting the free market
(Connell, 2010), gained prevalence in the United
Kingdom when Margaret Thatcher became prime
minister. Policies and regulations deregulated the
housing finance systems, privatized council hou-
sing and reduced public expenditures, transfor-
ming the role of housing from a social good to a
financial asset (Rolnik, 2019). This process is cal-
led the financialisation of housing. Financialisation
can be defined as the ‘increasing dominance of
financial actors, market, practices, measurements
and narratives at various scales’ (Aalbers, 2016).
It has become a major notion for understanding
changes in the housing markets (Wijburg, 2020).

Finance and markets have always played an
important role in (re)developing the urban fabric
(Harvey, 1982; Moreno, 2014). Neoliberalism, ho-
wever, reshaped the built environment itself into
an instrument for value capture by finance to in-
crease capital (Weber, 2002; Newman, 2009).
Financialisation is a set of elementary transforma-
tions in capitalism which is not solely the increase
of capital. It also adapts the line of thought and
behaviour of non-financial firms, identifying their

Figure 2.04: House Prices
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land and house as assets, not as social good (Ed-
wards, 2016). Planning, for example, took a ne-
oliberal turn into neoliberal planning, diminishing
into a facilitator of the market (Baeten, 2012).
Neoliberal planning narrows the city down to an
economy, interpreting everything in gain or loss,
with all non-economic planning issues lacking a
vision to adequately deal with (Wacquant, 2009).
Neoliberal planning separates the social and the
economic, prioritizing economic growth and di-
sempowering the social domain of planning. This
contradicts with the raison d'étre of planning to
be integrative in order to make ‘good’ decisions
(Baeten, 2012). As Gunder (2006, p.214) states:
‘What happened to planning’s traditional concerns
about fairness, equity and social justice?

Paradoxically, narrowing down the city to an eco-
nomy is tempting. Individuals and institutions try
their luck in the world of opportunities created by
the free market. The financialisation of housing
can be highly desirable for those who profit from it
(Harvey, 2005). Motivated by the greed to harvest
capital growth at the expense of all other values,
smothering that what does not serve profit (Mar-
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cuse, 2009). The buzz, pride and appreciation that
pursues from successful neoliberal planning are
sharply contradicted by the management of the
poor neighbourhoods and its ever shrinking social
budgets (Baeten, 2012).

Cities and natures are increasingly organized by
individual responsibility and individual freedom.
This freedom means being free from bureaucracy
and state financing, rather than the freedom from
the need for transport, shelter or safety (Rose,
1999). Maximizing individual gain is essential in
the neoliberal city, transforming the city as a right
to a city as possibility and opportunity (Baeten,
2012). Housing plays a central role in this city.
The financialisation of homes fabricated the fi-
nancialisation of homeowners. The expansion of
the mortgage market was necessary for financia-
lising homes, but vaster access to mortgage loans
derived in higher house prices (Aalbers, 2008),
eventually leading to the financial crisis in 2008.
This crisis, however, did not yet lead to neoliberal
dispersal (Baeten, 2012). Pressure on urban are-
as is still mounting and prices are skyrocketing,
plunging London in a severe housing crisis.
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Privatisation of Property

As mentioned above, during the 1980s the Uni-
ted Kingdom under Thatcher changed policies
and regulations, deregulating housing finance sys-
tems, privatising council housing and reducing pu-
blic expenditures (Rolnik, 2019). The UK is a pio-
neer in social housing, but Thatcher governments
pioneered in utility privatization, outsourcing public
land assets alongside the mitigation of constraints
on the financial sector (Edwards, 2016). Following
governments endured with privatization and using
land as a financial asset.

Privatization was mainly done through a the Right
To Buy system, giving a renter attractive discounts
to buy the house (Rolnik, 2019). Mortgages be-
came easily accessible, even for households with
low income (Beswick et al, 2016). This caused a
vast decrease in social housing, with local authori-
ties troubling to maintain remaining units (Rolnik,
2019). The central government reduced subsidies
to local authorities thoroughly, while sponsoring
individual owner-occupation (Edwards, 2016).

Figure 2.05: Tenure Types
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The privatisation caused bidding wars in rental
housing, resulting in the centralisation of housing
ownership under global investors, tying residents
into the market even when the mortgage relation
has been detached (Beswick et al,, 2016).

Rental housing has become a new asset for glo-
bal investors, showing how housing is in a new spi-
ral of financialisation (Beswick et al, 2016). Since
2010, a new and aggressive privatisation of social
housing has emerged, leading to a large share of
social housing can be captured by global investors
(Hodkinson & Robbins, 2013). Research obser-
ved that at least one third of social housing sold
under the Right To Buy are currently owned by
buy-to-let landlords (Copley, 2014). The shift to-
wards private rental society has alarming implica-
tions for the concept of housing as a social good.
It shows that even without mortgage systems the
financial capital is able to control housing and its
residents, forming new strategies of accumulation
and dispossession. The financialization of housing
is pushed further, damaging again the ones who
have been suffering the effects of earlier financia-
lisation (Beswick et al,, 2016).

Housing policies reinforced the financialisation of housing, shifting
the center of gravity from social housing to private (rental) housing
(Aalbers, 2016), implicating that the government is partly responsible
for the affordability of housing and fuelling mortgage bubbles (Holm
et al, 2015). The government’s current privatization violation on social
housing could transform London into a corporate dystopia owned by
global investors (Beswick et al,, 2016).

Housing Crisis

Internationalization and neoliberalism lead to the financialisation
of housing and privatisation of property. Financial capital has grip on
the housing market, land values and housing prices are skyrocketing,
leading to increasing competition and increasing dispossession. The
United Kingdom, and London especially, is gripped by a severe housing
crisis. The UK has the fastest growth in housing prices and the widest
regional inequalities (Edwards, 2016). Since 1996, median housing pri-
ces in London have increased almost five-fold, with a growing differen-
ce between the prices in London and the rest of the country (Travers et
al, 2016). This inflation brings along problems, such as overcrowding,
homelessness and negative health effects.

Continuous economic growth, population growth and inward migra-
tion have pushed up demand. The higher the demand, the higher the
value and price. Increase in value increases the disparity between
home-owners and non-homeowners. More and more people are una-
ble to become a home-owner, and are thus excluded from the ‘housing
ladder’ (Travers et al, 2016). The system in London could actually bet-
ter be described as an escalator than a ladder, with a widening gap
between those who can house themselves in the market and those
who cannot. Ownership has had important political implications, becau-
se home-owners have a personal interest in the further growth of value,
causing more inequality (Edwards, 2016).

Figure 2.06
Thatcher's Privatisation
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The larger the inequality, the worse the housing
market experience will be for poorer people (or the
non-homeowners). Richer people have a larger
consumption of space, and they can outbid poorer
people (Edwards, 2016). The distribution of hou-
sing space thus becomes more unequal (Dorling,
2013). Spatial differentiation in value and prices is
often growing. People pay more for better acces-
sibility, directing richer people into inner areas and
poorer people to the outskirts (Edwards, 2016).
Where the poverty in inner London is decreasing, it
is increasing in outer London: poverty is suburba-
nizing (Travers et al, 2016). Any London borough
is likely to become expensive, and the city may be-
come a visualisation of the survival of the fittest:
the financially fittest. Only those who can afford to
live there survives (Glass, 1989).

The housing demand in the UK grew continuo-
usly, and faster than the housing stock (Barker,
2004). The market fails to house population well
and intensifies inequality. The need for social
housing increased while its number declined (Ed-
wards, 2016). On top of that, Mayor Boris Johnson
decided to support higher income people, instead
of housing those in greatest need. The national
state invests in infrastructure, which the owners
of property benefit from. These investments of the
public sector, only feed the private sector (King,
1990). Without these public investments, the ex-
pected growth could not be contained (Edwards,
2016).

The consequence of the intensification of ine-
quality is that people are inadequately housed.
Value for money is poor, standards are poor and
the environmental performance is substandard.
These groups do not benefit from large public in-
vestments (Edwards, 2016). It is not only nearly
impossible to get into the housing ladder, housing
costs are also eating away the income of house-
holds. The high costs reduce the amount of money
people can spend on goods (Travers et al., 2016).
Large amounts of public money is being spent on
housing regeneration and gentrification, but more
could go to what is needed: good quality afforda-
ble housing with good services in good environ-
ments (Edwards, 2016).

Figure 2.07: Homes for Londoners campaign
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Social Housing in the Crisis

The housing crisis is gripping London, and social
housing seems to be persecuted. This paragraph
elaborates on social housing in the housing crisis.
The United Kingdom has been a pioneer in so-
cial housing, especially in the post-war decades
(Rolnik, 2019). Current generations, however, are
unable the access social housing which had been
accessible for earlier generations by a vast decline
in supply (Edwards, 2016). The previously mentio-
ned Right To Buy system handed tenants the op-
portunity to buy their house with a large discount,
between 33 and 55 per cent of their value (Rolnik,
2019). The privatisation originated by Thatcher's
government in the 1980s continued through the
years. The governments of Blair, Brown and Li-
vingstone did transmit some public money into
social housing production (Edwards, 2016), but
it was not enough to keep pace with losses from
the privatisation processes. Recently, publicly hou-
sing is switching to ‘affordable housing’, with much
higher rents (Just Space, 2014).

Figure 2.08: social rent percentage

Grants for social rent housing from the central
government have been decreasing since the ap-
plication the Housing and Planning Bill of the
Conservative Government (House of Commons,
2016), assaulting the remaining social housing
stock and the guaranteed tenure and affordability
(Hodkinson & Robbins, 2013). The poor security,
short leases and poor health and safety conditi-
ons are causing a severe tenure insecurity (Rolnik,
2019). London Plans set targets for the creation
of social and ‘affordable’ homes (GLA, 2016), but
failed to keep pace with the demand (Edwards,
2016). The London Plan (2016) aims at creating
mix-used areas, but that does not effectively serve
vulnerable and disadvantages families.

London’s housing market is becoming incre-
asingly socially polarized with a prosperous owner
occupied sector and distressed social rented sec-
tor (Hamnett, 2004). This movement from publicly
to privately owned and the upcoming of private
rent would bring social housing one step closer to
disappearance (Beswick et al, 2016).
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Stigmatisation

Social housing has become housing of ‘last re-
sort' (Spence, 1993). People would not want to re-
side or even visit social housing areas through the
negative image on social housing. It is the result
of years of stigmatisation. During this graduation
project, the author wrote a theoretical review pa-
per on stigmatisation of social housing in London.
This section gives a summary of the paper, the
complete paper can be found in Appendix 1. The
paper first introduces stigma and recognized two
types of stigma: socio-spatial stigma and political
stigma. It discusses the influence of stigma on the
decline of social housing.

Neoliberal planning aimed to regenerate the ur-
ban environment, removing crime and disorder. It
was assumed that quality of life and income levels
of the local population would rise through regene-
ration, but in practice it increased inequality and
reduced the amount of social housing (Campkin,
2013). In Western European cities, social hou-
sing became a symbol of failure. It was seen as
a tenure of ‘last resort, creating a problem image
on the areas (Power, 1998). Most social housing
in the United Kingdom was built after WOII, when
there was a high demand. They were mainly con-
centrated in large, modernistic, estates. These well
thought-out areas currently have the worst image,
which lead to a stigma. Stigma plays a distinct role
in a spiral of decay, intensifying the already exis-
ting problems (Wassenberg, 2004).

Stigmatisation defined as “The action of descri-

bing or regarding someone or something as wort-
hy of disgrace or great disapproval’. In the subject

— cycle of exclusion

of social housing stigma two types are recognized.
Socio-spatial stigma is the stigma that the resi-
dents and the community obtain for living in social
housing, as well as stigma on an estate. Political
stigma is understood as structural stigmatisation
by authorities.

Housing stigma is a severe problem in cities. So-
cial housing is seen as a cause of crime, social di-
sorder, and welfare dependency due to its charac-
teristics and its residents (Jacobs & Flanagan,
2013). Problem images on social housing estates
originated in the 1930s when they were created
as a slum clearance. These images deteriorated
through crime, drug problems, and social disorder
(Dean & Hastings, 2003). Even though the inter-
nal image of the area is improving through rege-
neration, the external image is still based on sim-
ple, outdated stereotypes (Wassenberg, 2004).

Hastings (2004) recognized three steps in the
creation of stigma on social housing. First, actors
respond to images, which can be simple reactions
to an estate’s image such as not visiting the area.
Second, actors shape images, placing certain peo-
ple or areas in a positive or negative light. Third,
actors challenge images, being involved in acti-
vities to tackle a negative image. The majority of
the actors respond to and shape images, rather
than challenging them. There is a major stigma-
tic ignorance on social housing by external actors,
stigmatising the estates and its residents based
on out-dated stereotypes and generalisations, and
unwilling to gain knowledge or insight on the ac-
tual situation.

social housing is seen as a failure and
becomes a tenure of last resort

those who can leave social housing and
are replaced by those with least choice

residents accept and internalise
this image, lose self-esteem
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outsiders give social housing a negative
image and strengthen sense of failure

— Figure 2.09: The cycle of labelling and exclusion of social housing. (based on Taylor, 1998: 821) —

The negative image on social housing is causing
an increasing polarisation between good and bad
areas, with a spatial concentration of a ‘poor un-
derclass’ (Wassenberg, 2004). This is affecting
the educational, economic, and social opportuni-
ties of the residents (Hastings, 2004). Residents
of these estates are being seen as scum or dross,
as soon as they explain where they come from
(Hastings, 2004). They are being stigmatized, just
for living in a stigmatized neighbourhood. Stigma
increases inequality and exclusion from services
and opportunities, displayed in Figure 5.4. It is dif-
ficult to get rid of a stigma, and only regenerati-
on of the neighbourhood is not sufficient to shift
the negative reputation. Regeneration investment
mainly consists of gentrification, leading to dis-
placement and social polarisation (Dean & Has-
tings, 2003). An important step in getting rid of a
negative image is the development of confidence
and capacity of the estate and residents them-
selves. The estates need to generate momentum
(Taylor, 1998). Although this step can be done
from bottom-up, the help of authorities is still cru-
cial in this process.

The help that social housing residents and
estates need is not always given by authorities.
Stigmatisation is not only performed by individu-
als, also by the state. Tyler & Slater (2018) claim
that stigma should be revised as a bureaucratised
form of violence, regularly stimulated from above.
Neoliberal governance attempted to manage the
behaviour of society through stigma strategies
which indoctrinate humiliation and shame (Tyler
& Slater, 2018). Stigmatisation by authorities also
takes place in London. London estates suffer from
disinvestment and increased ignorance as they
await demolition in regeneration processes (Watt,
2020). The state, GLA and local boroughs show a
support for private investors and a withdrawal of
social welfare support (Tyler & Slater, 2018). Stig-
ma on the so-called ‘sink estates’ have caused a
major reduction in subsidies for social housing and
policies prioritising disadvantaged groups. The un-
derinvestment created a large reduction in the so-
cial housing stock (Jacobs & Flanagan, 2013).

There is a mismatch between the image on the
estate and the real situation. The stigma of a ‘large
underclass’ of people ‘trapped’ in social housing
estates with dreadful conditions has caused a vast

reduction of funds (Tyler & Slater, 2018). Stigma
needs to be made explicit to generate discussi-
ons, but paradoxically, by making it explicit, the ne-
gative images can be reinforced and internalised
(Jacobs & Flanagan, 2013).

Challenging negative images and stereotypes
is essential in any solution. It would require sig-
nificant change to the status quo from the top to
the bottom line (Jacobs & Flanagan, 2013). First,
stigma has to be made explicit, without creating
a negative spiral of increasing stigma. Second,
the quality of the buildings and its surroundings
should increase, to attract people and services to
the area (Jacobs & Flanagan, 2013). An increase
of services and diversity would make an area more
attractive for outsiders to visit, and these outsiders
are the ones with the most severe stigma on so-
cial housing areas. However, with an increase of
quality there is always the danger of an increase
of value and competition. Therefore, it needs to be
assured that a sufficient amount of social housing
will remain, a process authorities should control.

The main issues of social housing stigma are the
ignorance of authorities and lack of knowledge
on the estates of outsiders. It would be desirable
if authorities acknowledge the benefits of social
housing as a tenure delivering shelter and secu-
rity for the lower income class population, which
could lead to an increase of funding. This funding
can be used to enhance the buildings and its sur-
roundings. On top of that, social housing estates
should build confidence and social capital; should
build new relationships with outsiders; and jobs
and assets should be developed that bring money
and people to the estates. Through campaigns,
funding, and a strong community the relationship
with outsiders and the media can be enhanced,
creating opportunities and tackling stigma. The
creation of community developments trusts and
community regenerations organisations has been
a good start in tackling stigma. A strong communi-
ty creates responsibility for the residents, and the
self-awareness they are able to be independent.
Together with an improvement of the buildings
and surroundings of social housing estates, stig-
ma could be brought to a hold.
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Inequality

Poverty and inequality in London remain severe
(Trust for London, 2020). Cities seem to have a
tendency towards inequality. Large cities, like Lon-
don, produce disparities from neighbourhood to
neighbourhood (Travers et al,, 2016). The housing
crisis is increasing inequality and social polarizati-
on (King, 1990). Central in this divergence is that
cities tend to only extend several components of
the city, mainly successful areas of corporate city
life (Higgins et al, 2014). Economic factors seem
to have to most influence in decision making, brin-
ging the rich to the inner city and the urban poor
to the outskirts, a process called suburbanization
of poverty (Edwards, 2016). Spatial inequality and
polarization are key economic and social problems
whose multidisciplinary impacts consolidate on
the themes of health, education, and community
safety (Higgins et al, 2014).

Inequality between homeowners and non-ho-
meowners is higher when taking into account
housing costs, especially in London. The housing
crisis is enhancing wealth at the top of the ladder
by the inflation of value, while blocking people to
get on the ladder at the bottom end (Travers et
al, 2016). London is more and more characterized
as a city where wealthy people and firms locate,
and less as a successful city. The city has a re-
latively low score on Quality of Life (Higgings et
al, 2014). Every London borough obtained a QOL
score, which demonstrates the inequality in the
city. Barking and Dagenham score 0.17 out of 1,
whereas Richmond scores 0.84.

London Plans (GLA, 2011; GLA, 2016; GLA;
2021) set goals to bridge the gap between rich
and poor and to tackle illiteracy and youthful po-
verty, because they are harmful on itself, but also
because they lead to criminal disorder. These
goals are not particularly supported with policies
to address inequity, rather with policies for rege-
neration and gentrification (Higgins et al, 2014).
Regeneration has become an important symbol
for urban development in London. It was assumed
quality of life and income levels will rise through re-
generation. In practice, it increased inequality and
reduced the amount of social housing (Campkin,
2013). Regeneration often increased disruption
and even dispersal of local communities (Edwards,
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2016). In transformations towards a cleaner and
more orderly city, London has gone through pro-
cesses akin to abjection. These processes often
result in displacement those who are intended to
benefit (Campkin, 2013).

Regeneration and gentrification often accompa-
ny dispossession and displacement of the local
population with significant social costs (Hamnett,
2004). Across the world economy accumulation
provokes dispossession (Harvey, 2003). The fi-
nancialisation of housing reinforced the marginali-
zation, exclusion, displacement, disempowerment,
and oppression of the population (Brenner et al,
2011). Market-led regeneration rather fragments
the city it sets out to cohere, causing high tensions
(Hamnett, 2004). Development strategies strive
towards an utopian city of steel, glass and granite,
denying the need for the ordinary, and therefore
displacing degradation to the periphery (Campkin,
2013).

Right to the City

London’s neoliberal system is inconsistent in its
production of the goods, mainly through financia-
lising certain goods (Rolnik, 2019). Residents are
unable to make use of their right to the city, which
is a right for people to co-create the city (Lefebvre,
1968), an unitary right to necessities for a decent
life, such as right to housing, mobility, democratic
participation, etc. (Brenner et al, 2011). The right
to the city is concerned with those who do not
have it (Marcuse, 2009a). A moral claim, based on
principles of justice, ethics, morality, virtue - prin-
ciples of the good. Needs of the disadvantaged
should be considered and human differences be
recognised (Marcuse, 2009a).

The neoliberal commodification of the urban en-
vironment should be reduced, searching for de-
mocratic, socially just and sustainable forms of
urbanism (Brenner et al, 2011). An alternative for
capitalism is complex, given the proven power of
the established system. Marcuse (2009a) sug-
gests finding sectors that are not motivated by
economic growth but relay on solidarity and huma-
nity, tightening the noose around the housing sys-
tem, squeezing the profit out of it, sector by sector.

Figure 2.10: Deprivation Index
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A Scattered City

London is a fragmented city due to its scattered
settlements and unequal development. The maps
in this chapter demonstrate this scattered image.
High and low incomes, housing prices, deprivati-
on, and qualities of life are intertwisted in the city.
The neighbourhoods with the best quality of life
are located next to the most deprived ones. The
same goes for household, tenure and dwelling ty-
pes. However, within this scatteredness there are
patterns to be found.

The MHCLG (2020) created data on Indices of
Multiple Deprivation. The map seems to be oppo-
site of the house prices: the lower the house pri-
ces, the higher the deprivation. The most deprived
areas have the lowest quality of life scores (Hig-
gins et al, 2014). The most deprived areas are
also the areas with the lowest well-being score,
lowest incomes, highest BAME percentage, most
unemployed and uneducated people. With this
data, London can be divided into three typical are-
as, displayed in figure 2.12.

Figure 2.12: Typical Areas in London
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type 1 - high deprivation; low incomes; low house
prices; negative well-being score; high unemploy-
ment rate; most uneducated people; high ethnic
diversity; mainly flats in inner London and terraced
housing in outer London ; social rented or owned
with mortgage via Right to Buy.

type 2 - low deprivation; average incomes; aver-
age house prices; positive well-being score; low
unemployment rate; middle class couples with or
without dependant children; mainly flats in inner
London and semi-detached houses in outer Lon-
don; privately rented or owned with mortgage.

type 3 - low deprivation; high incomes; average
house prices; positive well-being score; low unem-
ployment rate; low ethnic diversity; privately rented
flats in inner London and detached houses that
are owned with outright in outer London.

Conclusion

This chapter recognizes the drivers and effects of the problems that
are occuring in London. London has been an open city since medieval
times, which is now captured by international capital. Neoliberalism and
internationalization reinforced the free market. The free market created
a competition for land and skyrocketing land values and housing prices.
Housing transformed from a social good to a financial asset, neolibe-
ral policies saw homeownership as the solution. The financialisation
of housing and privatisation of property brought London into a severe
housing crisis. Social housing is persecuted in this crisis, the security
and shelter of the tenancy is firmly pressured. Economic factors seem
to have to most influence in decision making, bringing the rich to the
inner city and the urban poor to the outskirts, a process called subur-
banization of poverty.

Regeneration has become an important symbol for urban develop-
ment in London. It was assumed quality of life and income levels will
rise through regeneration. In practice, it increased inequality and re-
duced the amount of social housing. Social housing estates are de-
molished for regeneration and gentrification, with dispossession and
displacement lurking for the urban poor. This process is supported by
the stigmatisation of the estates and its population. There is a major
stigmatic ignorance on social housing by external actors, stigmatising
the estates and its residents based on out-dated stereotypes and ge-
neralisations, and unwilling to gain knowledge or insight on the actual
situation.

The actual situation of social housing is worrying. Regeneration is
fragmenting the city it sets out to cohere, and market-led developments
are striving towards an utopian city of steel, glass and granite, displa-
cing the ordinary to the periphery. London has become a theatre for in-
ternational capital, its fortunes decided by forces over which it has little
control. A continuation in the same direction would create a survival of
the financially fittest, degrading the city as a right is transforming into a
city of opportunity and possibility. The following chapter will define the
project focus within this complex and devastating problem field.

Figure 2.14:
It WAS a lovely community
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3 Project Definition

Zimmermann, 2015

Introduction

The project definition works as a guiding tool for this graduation
project. It forms a framework for making decisions and justifying the
steps that are taken. This framework is set up through the research
canvas by Latham (2014). This framework first gets the ‘T'in the
canvas right, which means setting up the problem, research purpose,
research question, and conceptual framework. Afterwards, it finalizes
the canvas by developing the ‘U, which consists of a literature re-
view, an overal approach, data collection, data analysis and drawing
conclusions. This canvas guides the writer to create his methodology,
and this methodology thereafter works as a guiding tool for the writer
through the graduation project.

Stephen Covey (1989) wrote a book on seven habits of highly effec-
tive people:

1 be proactive - take responsibility for your reaction to your experien-
ces

2 begin with the end in mind - envision what you want in the future so
you can work and plan towards it

3 first things first - seek what is important and what is urgent, prioritise
4 think win-win - seek for mutually beneficial solutions or agreements
in your relationships

5 seek first to understand, then to be understood - use empathetic
listening to genuinely understand a person, which compels them to re-
ciprocate the listening and take an open mind to be influenced by you
6 synergize - combine the strengths of people through positive team-
work

7 sharpen the saw - balance and renew your resources, energy, and
health to create a sustainable, long-term, effective lifestyle

The methodology shows convention with these rules. The chapter
contains an aim and intended outcome, what connects to habit 2,
begin with the end in mind. Habit b, seek first to understand, then to
be understood, emphasizes the importance to first understand the
problem and who and what is involved, before suggesting concepts
and solutions. Just as these two habits, the other five are relatable as
well. The seven habits resemble what the methodology is for. All'in all,
the methodology chapter should give an understanding of the process
of the graduation project. It explains the taken steps and supports the
writer to keep track and focus.

First, the focus of the thesis is set up in the problem statement, which
is constructed out of a broader problem field. This is followed by the
research questions and research aim. These three elements reason
the intended output. All theories and concepts are put together in a
conceptual framework, showing how they relate. Afterwards, the pro-
posed research approach is explained. The chapter concludes with a
summary, research limitations, ethical considerations, and relevance.
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Problem Statement

Neoliberalism reinforced a process of financialisation of housing and privatisation of
property, which transformed housing from a social good to a financial asset. Land values
and housing prices skyrocketed, resulting in a severe housing crisis. Social housing is neglected by
authorities and stigmatised by society. Local, low-income residents are dispossessed and dis=
placed, and social housing is close to disappearance. London has become a fragmented
and unequal city, with an unbalanced governance. The power of the private investors
induces that residents cannot make use of their right to the city. 7o recover the right to the city
for all residents and to counteract the displacement and dispossession, a shift has to be made towards
a revival of the social housing community, providing secure tenure and quality

housing for the entire population.

“ How could

Planning

be used to

Revive
the

Social Housing Community
of the

Gascoigne Estate?
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Research Questions

This project is done from an urbanism perspective. To investigate what
role planning can play in the revival of social housing, the following
research question is composed: How can planning can be used to
revive a social housing community of the Gascoigne Estate? The rese-
arch will be done through three steps of critical planning by Marcuse
(2009b): expose, propose, politicize. Expose, the first step, reveals the
problems that occur in a certain situation and which actors are affec-
ted. Propose means with the affected actors to create a proposal to
achieve the desired results. Politicize is clarifying the political implica-
tion of step one and two and its reasoning. The research approach will
elaborate on these steps. Seven sub-questions are subdivided under
the three steps, supporting the main research question, displayed
below.

— Expose —_
What is the current state of social housing in London?

What is the current planning system and governance structure
in London?

What is the current state of the Gascoigne Estate?

— Propose —_

What are alternative, affordable housing concepts that empo-
wer the social housing community?

How could these alternative housing concepts be implemen-
ted in the Gascoigne Estate?

— Politicize —_—

How could design empower the social housing community?

How could design empower the implementation of the alter-
native housing concepts?
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Research Aim

Social housing has served as a construction that
delivers security and shelter for those who cannot
afford to buy a house or privately rent themselves
(Jacobs & Flanagan, 2013). The current housing
crisis and pressure on social housing in London
are causing severe inequalities and danger that
the city is not able to provide adequate housing
for the urban poor. Therefore, this project aims
to revive social housing. Its most important goals
are improving the quality of social housing and
provide tenure security.

The project investigates alternative housing
concepts that deliver social housing in a more

empowering way, giving residents a seat at the
table in decision making. Through planning the

aim

0

revival of social housing

goals

&

q N

quality social housing tenure security

contributing to
A

balanced
governance

right to the city

Figure 3.01:
aim, goals & contributions
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raising awareness

project attempts to mediate decision makers

to revise their policies and regulations towards
social housing, seperating the tenancy from the
affordable housing policies. Furthermore, the pro-
ject introduces bottom-up planning tools for the
local community, giving them more responsibility.

Besides the major goals, the project attempts
to contribute to a balanced governance triangle,
battling stigmatisation on social housing estates
and raising awareness to their actual needs and
demands. Moreover, it aims to contribute to re-
covering the right to the city for all residents and
reducing inequality in the city of London, transfor-
ming it from a fragmented to an inclusive city.

@ O

de-stigmatisation

Intended Outcome

The intended outcome of this project is a roadmap towards revival
for the social housing community, with interventions on the social, spa-
tial and governance domain. The roadmap will contain an implemen-
tation of an alternative housing concept with an accessory toolbox for
the community for reclaiming control. A process timeline places the
actions and tools in time, with a focus on the spatial domain.

The roadmap is supported by a People’s Plan and a Vision. These
two design elements represent the essential interventions that are
needed to obtain quality housing and secure tenure. The designs must
have formal and informal translations, to make it tangible for all actors,
and making it possible to use the design as both an internal commu-
nicative tool towards the residents, as an external communicative tool
towards decision makers, aiming to show alternative ways of dealing
with existing social housing estates.

The Role of the Urbanist

The design proposal summarizes the role of the urbanist: working
with various actors from decision makers to the local community,
implementing planning tools and using design as a tool to create a pu-
blic sphere and public goods. Urbanism has the ability to function as a
tool for reasoning and public justification, with equal contributions by
all members of society (Rocco, 2020b).

In this process, the urbanist is able to design spaces, mediate deci-
sion makers and give local communities a voice, as shown in figure
3.02. For this graduation project, it also works as a focus point. It is
done from an urbanist perspective, not from the eye of an economist,
a politician, or a local resident. The role of the urbanist shows what
planning can do in the revival of social housing.

empower community |
! participatory design |

local
population

urbanist

public
sector

public
sector

: mediate ; mediate
i translate local voice raise awaireness

Figure 3.02:
The Role of the Urbanist
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Conceptual Framework

The conceptual framework presents the key concepts of this gradua-
tion project. It contains the line of reasoning from the problem state-
ment to the intended outcome.

Problem Statement - The problem statement summarizes the major
issues from the problem field that are causing the pressure on social
housing.

Triple Pressure - Social housing is pressured from all actors of the
governance triangle: by the public sector through gentrification, by
the private sector through financialisation and by the civil society by
stigmatisation.

Alternative Housing Concepts - In order to challenge the pressures on
social housing, this graduation project investigates alternative hou-
sing concepts in order to achieve tenure security and quality housing.
The two concepts are a community land trust and a mutual homeo-
wernship society. From these two tenure models, a CLT growth model
will be introduced to implement in the project location. The housing
concepts and implementation are explained in chapter 7 and 8.

Right to the City - The housing concepts contribute to the right to the
city paradigm (Lefebvre, 1968), that is explained in chapter 2.

Design proposal - Design is a tool the create public goods, justify deci-
sions, and visualize conclusions and recommendations. The intended
outcome of this project is both an internal and an external design
proposal. A People’s Plan uses a gradation of space and priority-diffi-
culty matrix to implement the essential interventions on a modular and
transparent way, functioning as an internal communicative tool. A Visi-
on translates the interventions, based on goals and design principles,
into a spatial framework that functions as an external communicative
tool.

Revival of the Social Housing Community - The revival would be
achieved when the residents reclaimed control over their lives, without
being dispossesed and displaced by authorities or developers.

Figure 3.03
Conceptual Framework

38

problem statement

public private civil
sector sector society

gentrification financialisation stigmatisation

triple

on the social housing community
pressure

|

alternative housing concepts

i . mutual
. . . community .
right to the city [, land trust homeownership
! society

CLT
growth model

design proposal

design principles design principles

---------------- define i

gradationof + N | 7

space 1 g
T —— [ Peskes ¢ | refurbion

1 priority-difficulty i Petioiioio

matrix | i
connect

..............

of the social housing community

39



Research Approach

Worldview

As mentioned in the introduction, this methodology chapter is related
to the seven habits of highly effective people by Covey (1989). One of
these habits is to begin with the end in mind. This is what will be done
before choosing mixed methods, the research looks how to research
based on the intended outcomes. The project is done with a pragmatic
worldview, with elements of the transformative worldview (Calabrese,
2020a). It is not committed to one philosophy or reality and therefore
uses a more pluralistic approach. When designing with real residents,
it works best when it is real-world practice oriented, with the problem
positioned centrally. The project focuses on injustice and unequal
power-relationships, which follows the line of inquiry of urbanism.

General Approach

The project is approached using mixed methods, both quantitative

as qualitative (Calabrese, 2020a). The research is considered as an
applied research, since it will be carried out for a specific situation
and location (Calabrese, 2020b). The research will therefore contain
conclusions and solutions based on the situation and location. Howe-
ver, the conclusions will be strategic, and thus could be implemented
at similar locations. In constructing the design proposal the project will
contain deductive reasoning, using general theories and concepts on
a specific situation. The majority of the analysis however, is based on
inductive reasoning, aiming to create general concepts and theories
based on the specific location (Calabrese, 2020b). The problem field
and spatial analysis are mainly descriptive analysis, where problems
will be exposed. The second step of the project aims to explore and
experiment with planning tools and alternative concepts for social
housing and governance. The exploratory phase follows up the des-
criptive phase.

Specific Approach

Next to the general approach, this project has a specific research
approach. This project will be approached through three questi-

ons, which are combined with the three steps of critical planning by
Marcuse (2009b). The three questions are explained in the following
sections, the three steps at the research questions. It leads to the
research approach in the figure 3.04, which forms the base for the
methodology framework in figure 3.05
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Figure 3.04
Research Approach

—— What is the problem?

Expose —

— Why is it a problem?

—— How can the problem be solved?

Propose —

Politicize
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Methodological Framework

What is the problem?

The starting point for the project is an orientation, arising from perso-
nal interest and motivation, and cultural and educational background.
The orientation functions to find a problem to tackle in this project.
This problem is elaborated in a broad problem field. This problem
field is set up by literature, mainly using deductive reasoning. It forms
a body of knowledge with theories and principles. Within this pro-
blem field, the problem focus will be determined and illustrated in the
problem statement. To tackle the problem statement, the research
question and aim are set up, as well as an intended outcome.

Why is the problem happening?

When having determined the problem statement, it should be exposed
why this problem is happening. The purpose of the second question

is to unravel the current system to acknowledge the critical burdens
that need to be solved towards composing a solution. The roots of the
problem will be analyzed through various methods, which are display-
ed in the table. The methods are divided in three types: analytical,
theoretical, and empirical. The analytical methods use existing data to
extract trends and draw conclusions. Theoretical methods are used to
review existing data to gain insight on the topic and project location
and to justify decisions and solutions. Empirical research means gene-
rating new data, used to gain insight and obtain multiple perspectives
(Romein, 2020). The methods aim to clarify the roots of the problem
working towards a suitable solution, so that the affected groups can
make use of it. Appendix 3 shows an elaborate scheme on the expla-
nation of the methods and the relation to the research questions.

How can the problem be solved?

After exposing the problem and its drivers, the project works with the
affected actors to create a proposal to achieve a desired alternative
(Marcuse, 2009b). The proposal mainly based on design. Design me-
thods aim to explore and experiment, generating new insights (Van
Dooren et al, 2013). The designs produces final products that work
as a communicative tool towards the actors, which is the third step of
critical planning: politicize. Politicizing is about clarifying the political
implication of step one and two and its reasoning (Marcuse, 2009b).

Figure 3.05
Methodological Framework
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Timeline
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4 Social Housing in London

Derelict London, 2018

Introduction

Social housing is a type of tenure that gives security and shelter to
households who are unable to access the private sector. Historically,
the UK provided social rents through council housing: local authori-
ties built and managed the homes. More recently, the responsibility is
shifting to Registered Social Landlords (RSLs), which are semi-inde-
pendent and not-for-profit housing associations (UWE, 2008). Council
housing came into existence because the private sector was unable to
ensure good quality housing for all, and state intervention was required.
Social housing was part of two major objectives: the need for more
houses and the need to replace slum areas of cities. Both objectives
were prioritized by the government at different moments in time, their
policies and regulations have influenced the amount and quality of so-
cial housing (UWE 2008).

Chapter 2 explained the current situation of social housing in the
Housing Crisis, analysing current trends and literature. This chapter di-
ves into the history of social housing in the UK, unravelling important
events and finding the roots of the problems. After that, it explains cur-
rent trends in social housing in policy documents, literature and news-
papers. The difference between social housing and affordable housing
will be explained. Lastly, the situation of social housing is made spatial
in maps, exposing critical elements to take into consideration in the
proposal.

Figure 4.01
These People Need Homes,
These Homes Need People
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History of Social Housing in the UK

Low-income households and starters have pro-
blems entering the housing ladder (Travers et al,
2016). However, the process of exclusion from
the housing ladder does not only happen nowa-
days. It was actually this process which created
social housing in the first place. On the end of the
19th century, only the richest people could afford
to buy a home in London (UWE, 2008). Low-inco-
me households lived in poor housing conditions.
An increasing population caused overcrowding in
high density unorganised neighbourhoods, which
were large issues for public health. Furthermore,
private housing was too expensive and homes in
suburbs too far away for working class families.

The government created multiple Housing Acts
to increase the quality and affordability of homes.
The Housing for the Working Classes Act in 1890
attempted to build and regulate common homes
that catered for those in most need (UWE, 2008).
Since this act, local authorities began to build hou-
sing estates for the working class. However, the
priority of the councils was to clear slum areas,
which on balance decreased the amount of affor-
dable housing. After the First World War, housing
became the first priority of the councils. It was ne-
cessary, the country faced an acute shortage of
housing. The government felt responsibility in pro-
viding these homes, with a promise of homes fit
for heroes for the returning soldiers.

The Housing and Town Planning Act of 1919

was the basis for the provision of council hou-
sing. The government gave subsidies to councils

Figure 4.02: New Dwellings in the UK
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to build and manage housing. Planners promoted
suburban garden estates, with a low density and
own services and amenities. The creation of these
estates went on through the 1920s and 1930s.
Most of these estates provided good quality hou-
sing for the working classes, but did not provide
housing for the poorer people. Therefore, in the
Housing Act of 1930, the priority shifted back
to slum clearance of inner city slums, to replace
them with new council housing, with a lower qua-
lity standard than the garden estate. Slums were
mainly replaced by flats (UWE, 2008).

The housing shortage after WWII was even more
severe than after WWI, mainly due to the heavy
bombing of cities. About 150,000 prefab hou-
ses were built in a short time, but still there was a
shortage and a soaring waiting list. Just as befo-
re the war, local authorities took the lead in crea-
ting social housing, which doubled the amount of
council housing, with a quarter of the population
living in council homes in 1960. At the same time,
London still had large slum areas with poor living
conditions. The clearance of slums restarted af-
ter the war, and were replaced by new periphe-
ral estates. These estates consisted of mid storey
tower blocks. It seemed the ideal solution at the
time, but the concept was largely criticised due to
its poor quality. Most of the estates became hard
to let and hard to live in only a decade after they
were constructed. This is were the negative image
on social housing started to rise, creating a stigma
on the estates.

local authorities
housing associations

private enterprises [l

1980 1990 2000 2010

In the 1970s the local authorities focussed on
repairing the current stock rather than building
new homes. A hard pill for councils was the in-
troduction of the Right to Buy in the Housing Act
of 1980. The Right to Buy gave tenants the op-
tion to buy their property with a discount of over
50% (MHCLG, 2018). Councils were forced to
sell their homes to the tenants and the amount of
council homes shrunk from 840,000 in 1984 to
500,000 in 2000 (MHCLG, 2018). The majority
of the homes bought by Right to Buy were hou-
ses rather than flats. Since the turn of the century
policies changes and Right to Buy schemes were
tightened. However, it does still exist. In 2018, still
16,000 council homes were sold, which is around
10% of the amount on the peak in 1983 (MH-
CLG, 2018). The government committed to a one-
to-one replacement of all homes sold by Right To
Buy, but this target is not being met. The failure of
this replacement is a key contributer to the loss of
social rented homes in London.

The problems pile up for the local authorities.
As mentioned, most housed sold through Right
to Buy are low rise houses. These houses had
a higher quality than flats, and its tenants have
higher income levels than the ones living in flats.
This has caused a polarization between succes-
sful public housing estates, now often owned by
former tenants through Right to Buy, and deprived
public housing estates with poor living standards.
The polarization enhanced the negative image on
the estates. The local authorities are occupied
with improving the poor quality of the flats, let al-

Figure 4.03: Right to Buy Sales in the UK
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one building hew homes. The national government
have created new funds for the improvement and
regeneration programmes, but often they lead to a
transfer of the management of the stock to RSLs.
Stock transfers from the council to a housing as-
sociation or RSL were introduced in the Housing
and Planning Act of 1986 (UWE, 2008). It occur-
red since the aging of the social housing stock
and the rising maintenance costs. Currently, more
than half of the social housing stock is managed
by RSLs (GLA, 2020). Although the amount of
RSLs are increasing, the total amount of social
rent is still decreasing. London’s average is higher
than the UK, but still there is a shortage in social
rented housing and in the current housing crisis
this will probably not improve.

The rise of RSLs has not solved the social hou-
sing crisis, since there is still a large shortage and
the living conditions of the housing estates are
still among the most deprived in the country (GLA,
2020). The GLA and The Mayor of London set up
goals in the creation of affordable homes, which
are rarely met. On top of that, the term affordable
does not apply for London. The next section will
elaborate on current trends in social housing, and
explain the difference between ‘affordable’ and
‘social’ housing.

local authorities
housing associations
other right to buy sales [l
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Newspaper Articles on Social Housing

Planning reforms giving private investors more freedom

Boris Johnson proposed planning reforms which will give private in-
vestors the freedom to build what they want, where they want and for
the most part when they want. The reforms would take control away
from the local population (Booth, 2020b).

Towards a new housing crash?

Boris Johnson wants to transform the generation-rent to generation-
-buy through giving easier credit to help more people buying a house.
This looks in many ways at how was dealt with mortgages before the
crisis in 2007 (Ryan-Collins, 2020).

Private investors fund councils for planning guidelines

London boroughs claim to obtain not enough funds from the state and
the Greater London Authority, and therefore are not able to pay for
their planning guidelines. Private investors anticipate to it by funding
the local councils. As compensation the private investors are prioriti-
sed in these planning guidelines, giving them freedom to invest and
develop land in the boroughs (Booth, 2020c).

Mayor Sadiq Kahn urges to freeze rents
Due to Covid-19, Mayor Sadiq Kahn urges to freeze rents in order to
avert large scale evictions (Booth, 2020a).

The Renaissance of Council Housing?

Local authorities are building their own housing again, and the quality
is much higher than is expected from social housing. They make plans
and visions on developing new council housing. They act like a deve-
loper and spend a high amount of money on it (Wainwright, 2019).
However, the council housing that is being built is not on social rent
levels, which has been the case in postwar council housing. The
‘social’ housing displayed in the exhibition turned out to not be social
housing at all (Nowicki & Harris, 2019).

Affordable Housing

The term ‘affordable housing’ has occurred in many articles. Nowicki
& Harris (2019) mention how hollow the term has become, since the
stamp for affordable is applied to houses which are for sale or rent at
80% of the market rates. Especially in London, these homes are still
unaffordable for most people. Booth (2019) elaborates on the amount
of homes that are genuinely affordable for social housing residents,
which has dropped to around 1% of the available homes in London.
The lack of social housing have been caused by selling social housing
to private developers, whose goal always will be profit (Nowicki &
Harris, 2019). This paragraph explained news articles on the term, in
the next chapter the Affordable Homes Programme will be explained
and analyzed more thoroughly.
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Figure 4.05
Headlines on Social Housing

The final straw? Tory heartlands in
revolt over planning reforms

Boris Johnson's 95% mortgages will put
Britain back on course for a house price
crash

Revealed: London councils take funds
from developers to pay for planning
guidelines

Freeze rents in London to avert mass
evictions, urges Sadiq Khan

Council housing: it's back, it's
booming - and this time it's beautiful

Talk of a public housing renaissance in
London is fake news

UK housing crisis deepens as benefit
claimants priced out by high rents

What are London ‘affordable’
homes and who can afford
them?



Building Age & Housing Price

The most densely populated areas in London are social housing
areas. The majority of these dense areas are built between 1950 and
1980, the post-war housing estates. The pattern of dense, postwar
housing estates fades away further out of the city. Not only there

is less social housing, but they are also less dense. In the city most
social housing are flats, whereas in the suburbs there is more terraced
social housing, build in the interwar period. A large amount of them

is bought via RtB, but there are still terraced social housing areas in
the suburbs, which are clearly less densely populated. Moreover, the
majority of social housing are flats in dense, postwar social housing
estates, and in the suburbs there are several terraced, interwar social
housing areas.

Figure 4.07 overlayed social rent percentages with house prices. In
London, about half of the LSOAs have an average house price above
£500,000. These are mainly the areas with lower percentage of social
rent. In inner London, however, there are areas with an average house
price above £500,000, but also have more than 40% social rented Figure 4.06
housing. This shows that there can be large differences in housing, Postwar Housing
even on the neighbourhood scale. Apart from the LSOAs in the city
centre, most areas with a high percentage of social housing have a
lower average house price. postwar housing
social housing area

Figure 4.07
House Prices

house price > 500 000 . ".

social housing area
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Welfare & Wellbeing

Figure 4.08 shows social housing areas with health and well-being
overlayed. Almost all social housing areas have a negative well-being
score. Moreover, the financial situation of people living in social hou-
sing is bad, but also the general well-being is lower than in other parts
of London and the UK.

Figure 4.09 compares social housing areas with income levels,
employment and education. It shows the areas where the average
household income is higher than £50,000, which covers the majority
of London, except for social housing areas. Especially in inner Lon-
don the social housing areas form enclaves of areas with an income
lower than £50,000. On top of that, most social housing areas have
the highest unemployment and uneducated rate. A possible explana-
tion could be that the areas with the highest percentage of unedu-
cated people have the most deprived education. Thus, social housing
areas have a low average income, high unemployment rate and large
amount of uneducated people. Considering the deprived education, its
younger residents are already lagging behind.
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well-being score < 0 . ",
hospital Il
bad health > 8% 7~

social housing area

Figure 4.09
Income & Employment

income > 50 000 EEE

unemployed > 10% 77

uneducated > 20% . .
deprived education

social housing area

u
i

%

 d-ERENNE
S N




Conclusion

The UK has been a pioneer in the provision of social housing. In

1980, about a third of the housing stock was social housing. However,
the RTB policy was a start of its decline. At the time the policy started,
councils were occupied repairing their current stock and they were
forced to sell their houses to the tenants. Deprived council housing
estates with worsening living environments were harshly stigmatised,
a process that expanded to the complete tenancy of social housing.

Social housing areas are clustered in central east, central south, east
and north London. The areas are among the most densely populated
areas in the city, mostly due to the density of the postwar housing
estates. The areas have the lowest house prices, incomes and well-
-being scores in London, and have the highest amount of unemployed
and uneducated people.

The UK tends to be moving towards a new housing crash. Policies of
the GLA have influenced social housing through history and will be
doing in the future, and social housing keeps declining. The following
chapter will analyse the planning and governance structure in London,
to investigate reasons for this decline.
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Figure 4.10
Typical areas in London
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5 Planning & Governance

Mcinnes, 2018

Introduction

This graduation project investigates the how planning can support a
revival of the social housing community. Therefore, the current planning
and governance structure needs to be analysed. The previous chapter
explained the current, worrying situation of social housing in London.
This chapter will explain the roles and instruments of different actors in
the planning process, and how they played a role in the decline of social
housing. The chapter will walk through the history of planning in the UK
with a timeline, and it will explain the current planning system.

Within the main planning document, the London Plan, the elements
that are causing the lack of social housing and the lack of influence of
the social housing community will be exposed. Lastly, the chapter ana-
lyses the opportunity and development areas the GLA proposed, and
how they are related to social housing areas. The chapter concludes
with a map of the most pressured social housing areas, which forms a
base for the case selection.

B o that the
|neighborhoad is
nice, why do |

have To move 1| ”

,»\m‘—'—’u—’ ==

Figure 5.01

Now that the neighbourhood

is nice, why do [ have to
move?
Lariviere, 2016
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Urban Planning in the UK

The United Kingdom has a policy planning struc-
ture. This means that planning decisions are made
through policy. There are four layers of planning
documents, three levels of authority and the com-
munity. The national planning framework functi-
ons as an overarching documentation that has a
managing role. The regional document, which for
London is the London Plan made by the GLA,
plays an advisory role. This document is mainly a "
strategy and vision. The local authorities play an local
executive role, they have the most influence in de- Figure 5.04

veloping plans and the city. Planning Documents in the UK Neighbourhood
Neighbourhood Plan

strategy
UK
NPPF

national

Greater London
London Plan

regional

London Borough
Barking and Dagenham Local Plan

population
In the current planning system, the national and

local plan have the most influence in decision ma- economic investment zoning

king and developments. A lower authority always Figure 5.02

has to work conform a higher authority level, alt- Planning structure in the UK

hough the regional authority seems to be floating

in the middle, they still do not have direct influence local
on developments. population

The three authorities form the public sector in the
UK. The governance in the UK is complemented

by the private sector and civil society (see figure
5.04).

Figure 5.03

Planning Timeline in the UK Figure 5.05

Governance Triangle
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Planning Structure

Since the Localism Act in 2011 local residents can influence deci-
sions and developments through the Neighbourhood Plan. Residents
can make a plan on how to improve their neighbourhood. This plan
can be approved by the local authority and implemented in the lo-
cal plan. This plan, however, is a rather bureaucratic process that is
currently only executed by residents that have the time and resources
to do it. Therefore, the Neighbourhood Plan is not used in deprived
areas. On top of that, the plan has to be conform the Local Plan, and
thus cannot counter and make opposite plans. When a local authority
decides an area should be demolished, the community cannot counter
that with a Neighbourhood Plan.

The public sector in the UK is reactive to an active private sector.
The private sector initiates development and they even fund public
sector to pay for their planning guidelines, which give them priority
in decision making (Booth, 2020c). This has created an unbalanced
governance triangle, where the largely influential private sector is sup-
ported by the public sector, and the local population is left out.

Participation of the localhas been increasingly promoted the last
decades. In principle, there are no actors against the participation of
the local population. The flexibility of the policy planning structure in
the UK makes every development a negotiation, that goes beyond
design. The flexibility makes it time and money consuming, causing
small developers to be ran out. The UK government secured public
consultation by law in this negotiation process, consisting of a minimal
of two sessions. However, there is a significant difference between
the empty ritual of citizen participation and having actual control to
affect the outcome of the process (Arnstein, 1969).
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Figure 5.06
Influence of Planning Documents

Figure 5.07
An Unbalanced Governance
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Affordable Homes in London

The London Plan is a planning document with
goals and policies on various domains, but hou-
sing and living environment take an important sha-
re. It shows the importance of good tenure, and
that there is room for improvement. The Mayor of
London set up Affordable Homes Programmes, a
vision for 2016 to 2023 and a vision for 2021 to
2026 (GLA, 2016a; GLA, 2020a). The govern-
ment made £8.8bn available to deliver affordable
homes. The types of homes the Mayor is funding
are displayed in figure 5.08.

National funding is created for Affordable Rent,
a rent which is 80% of local market rates. Howe-
ver, this is still unaffordable for most Londoners.
On top of that, the programme makes a shift to-
wards a focus on supporting home ownership by
supporting the creation of Shared Ownership and
London Living Rent homes (GLA, 2016a).

What is striking, is that a programme for afforda-
ble housing does not contain the most affordable
type of tenure: social rent. As mentioned earlier,
affordable rent means a rent which is 80% of mar-
ket rates, which is still unaffordable for a large part
of the population. On top of that, the regulations
for shared ownership are not always fair. To be
eligible for shared ownership, the household's an-
nual income should not be higher than £90,000.
Considering the London average around £35,000,
should they be eligible for affordable dwellings
when there are 55,000 homeless households and
endless waiting lists for social rent in London?
A study by Chartered Institute of Housing found
that through tax relief, homeowners receive more
financial help from the state than social rent te-
nants (Hill, 2018).

Thus, funding for social rent is ruled out and is
now made available for affordable rent. Where so-
cial rent averages on 45% of market rates, can af-
fordable rent go up to 80%. The Mayor of London
therefore made funding free to create new social
rented homes (Hill, 2018). Therefore, the Building
Council Homes for Londoners programme is set
up. It is aimed to give councils the confidence and
ambition to follow the same path as in the 1960s
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and 1970s. The Mayor invites the council to deve-
lop proposals for creating new council homes. In
return, they obtain substantial levels of new fun-
ding. The aim is to build new council and Right to
Buy replacement homes (GLA, 2018a).

The programme forms a solid basement for the
creation of social housing in the future. However,
it has some ifs, ands, and buts. It is a policy docu-
ment by the GLA, and not by the councils, which
are the executives of the policies. The councils
have the responsibility to build the new social
rented homes. They can, however, choose to not
focus on social rent, but on affordable rent, since
the GLA also funds them for this type of tenancy.
On top of that, the private sector is not effected by
this document, and the competition for land and fi-
nancialisation of housing are set to increase even
more, especially when the focus of the Affordable
Homes Programme is on home ownership.

An increase in competition would lead to an in-
crease of value, and an increase of the market rate.
This means affordable and social housing rates
will also increase, since they are based on market
rates. On top of that, the documents are focussed
on building new social and affordable housing, and
does not have implications on the existing stock.
The existing social housing stock is deprived and
the population is pressured. Demolition of the exi-
sting stock can lead to displacement and inequali-
ty. The tenure of the existing housing stock needs
to be secured before the local population will be
pushed further out of the city. The following pages
will explain which areas the GLA selected for de-
velopment, to afterwards determine which social
housing areas are pressured.

- affordable rent
what

rent average 45% of market rates;
typically 50%-60% of market rate

il rent average 50-60% of market rates; allowed to be max

affordable 80% of market rate; 50% more expensive than social rent

rent

affordable

rent max 80% of market rates
rent

inter
mediate rent average 80% of market rates
rent
—
- affordable ownership
what
shared buy 25-75% of a property, pay rent over the rest;
ownership opportunity to buy the house after b years
lond
cl)i\r:inon paying low rent to save deposit
2 to buy a house in the future
rent
—
Figure 5.08

Different Types of Affordable Homes in London

for who

households on social
housing waiting list

households on social
housing waiting list

households on social
housing waiting list

middle income
households

for who

middle income
households

middle income
households
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Opportunity & Development Areas

The London Plan of 2015 recognized 38 opportunity areas for ac-
comodating large scale development (GLA, 2015). The majority of
London’s former industrial areas and harbours are currently brown-
fields, which form the base for the opportunity areas, as well as areas
around railways and the land around Heathrow Airport. The opportu-
nity areas should accomodate housing and commercial functions. The
GLA works together with the boroughs where the opportunity area is
located on a development plan.

Next to the opportunity areas, the GLA recognized other develop-
ment areas, based on their characteristics. Conservation areas have
historical value, and therefore should be preserved. Regeneration,
intensification, housing and business improvement areas are located
at existing deprived areas (GLA, 2015). On the following page, these
development areas are compared to social housing areas, to determi-
ne which social areas are pressured by the plans of the GLA.
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Figure 5.09
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Conclusion
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The plans of the GLA have consequences for the existing areas.
Regeneration and transformation can lead to dispossession, demoli-
tion and displacement. Most social housing areas are deprived, and
located in opportunity areas and regeneration areas, as displayed in
figure 5.11.
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The government and its policies have had a major influence on social
housing. When the government took control over housing and funded
councils, social housing grew exponentially, until the neoliberalism
government of Thatcher in the 1980s. The free market and privatisa-
tion caused a decline in social housing, a decline which is still going.
Recent London Plans set up policies and strategies to build more
affordable housing. These affordable homes are often not affordable
for people with the lowest incomes, they need homes at the rate of Figure 5.11

social rent. Social Housing Areas &
Development Areas

v

o
5
R

o
i

SEERRRL
e

2

5
IS
s
S

&
&
S

5
i3

3
o

e
i

o
2

‘*;

S
s

e
S
R

e

2

RIS
KIS
e
BB
GRS
SIS
oo
02620220250 % %
RS
s
SIS
R
B
R
KRB0
o
R
S
Q8%
e
KRR

3%
f

o
5

%
<
e
B
SRS
s
Sra

o
o
5
2555
XX
35
5
%
<5
%
o

0
%
%
XXX
%
0
%
%
o2
%
X
%
%
5%

..
Staetete%s
:
o
%
:
3
0%
XX
%
3
XX
XX
5
:
XX
<

5
55
e

5
Dogesatess
%
%

e
5
XX
s

S
s
%
<K
5

o
o
5
S
s
%
XX
5
%
%5
e

X
oo
%
%
55
5
o
3
0

2

<
o3s

q
'
%
%
o
S0t
%
o
oS
%
o2
o

%
%

On top of that, the GLA recognized opportunity and development
areas where London can regenerate, upgrade, and intensify. Many
existing social housing areas are located in these development areas.
Moreover, these areas are keen to be redeveloped, leading to dispos-
session and displacement, pushing the local population out. Social
housing areas are dealing with a dual pressure: pressured by its
deprivation and worsening living environment, and pressured by the opportunity area 5
development plans of the GLA. Figure 5.12 recognized the most pres-
sured social housing areas. Out of these pressured areas, the project
location will be chosen in the following chapter.

social housing area
deprived area .-

regeneration area °

Figure 5.12
Pressured Social Housing

pressured social housing [l ,
. . 0 km 5 10
other social housing @ -
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6 Project Location

Estate Watch, 2020

Case Selection

Out of the pressured social housing areas a housing estate will be
selected for the implementation of the project. The location of this
project is the Gascoigne Estate in the borough of Barking & Dagen-
ham in East London. London is moving east: more and more business
and leisure amenities are moving the the east of the city (London
Assembly Labour, 2018). Two important factors of this shift are the
Olympic Park in Stratford and the business district in Canary Wharf.
On top of that, East London has large amounts of space to develop,
since most harbours and industrial areas are dilapidated.

The Gascoigne Estate is a postwar social housing estate close to
the town centre of Barking. Barking & Dagenham is the most depri-
ved borough with the lowest quality of life (Higgins et al, 2014). The
Gascoigne Estate is still aimost intact, however regeneration is around
the corner. The city centre and waterfront of Barking are being rege-
nerated and on the boundary of the estate some of the buildings are
already demolished. The current residents are on the edge of being
displaced.

Figure 6.01: Project Location
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Barking & Dagenham

The location of Barking & Dagenhem on the Thames made it attrac-
tive for large industries and harbours. The borough contained factories
and accessory workers homes. The largest share of the working class
worked in the manufacturing sector (Powell, 1966).

London’s shift to the finance and business centre caused a large in-
crease of unemployment, leading to homelessness. Barking & Dagen-
ham fell into decline, with decreasing safety and health conditions, and
dilapidating industries and housing. The area was thoroughly stigmati-
sed and became intertwisted with negative assumptions, strengthening
its downward spiral (Campkin, 2013).

Data from Trust for London (2020) shows that the borough has not
recovered from its decline. The borough scores among the highest in
the UK in poverty rate, unemployment rate, and mortality rate, but the
lowest in education and well-being. Current governance trends esca-
late the pressure on the local population of Barking & Dagenham, with
plans of gentrifying the dilapidated areas.
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Figure 6.02
Barking in 1964
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Figure 6.03: Barking & Dagenham
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Image of Barking & Dagenham

As mentioned, Barking & Dagenham is among the most deprived are-
as in London. The waterfront and town centre of Barking are recog-
nized by the GLA as opportunity and regeneration areas, which also
covers the Gascoigne Estate. The borough is mainly built up out of ter-
raced housing, and has several monuments and landmarks in its town
centres and at the waterfront.

Figure 6.04
Image of Barking & Dagenham

76

Figure 6.05: Housing & Development

image by author, based on:
London Development Database, 2020
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Gascoigne Estate

The Gascoigne Estate is a postwar housing estate, build in the 1970s.
Most of the housing estate is still intact, although there are develop-
ments on the boundary of the estate.

Figure 6.06
Gascoigne Estate in construction

London Councils, 1970

Figure 6.07
Highrise flats in the 1960s

Richards, 2013

Figure 6.08
Gascoigne Estate
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Land Use

There are diverse types of land use around the estate, such as two
parks, the Barking Town Centre, a waterfront and a water treatment

plant. However, the area itself is purely residential.
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Surrounding Qualities & Boundaries

The estate is enclosed by several boundaries, and cannot make use of
the qualities mentioned on the page above. Figure 6.10 to 6.15 show
the different boundaries around the estate. Figure 6.16 displays the
unaccessible qualities.

Figure 6.10: Sports field
Google Streetview, 2021

Figure 6.11: Main Road
Google Streetview, 2021

Figure 6.12: Other neighbourhood
Google Streetview, 2021

Figure 6.13: Motorway
Google Streetview, 2021

Figure 6.16: Surrounding Qualities

image by author, based on:
London Development Database, 2020
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Figure 6.14: Uninviting stairs / B commercial building
Google Streetview, 2021 ® monument
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Figure 6.15: New developments @ 0m 100 200
Google Streetview, 2021




Image of the Gascoigne Estate

Estate Watch, 2020
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Figure 6.17

Green space

The estate is very green.
However, the green spaces
are fenced and unusable for

residents.

Figure 6.18

Playground

Spaces are replicated
throughout the estate, such

as these playgrounds.

Figure 6.19

Dilapidation

The estate is dilapidated

by bad maintenance and
anti-social behaviour. This is
strengthening the stigmati-

saion on the estate.

Google Streetview, 2021

Figure 6.20

Replicate building blocks

The area is monofunctional
and mono aesthetic. It has
replicated lowrise and highri-

se blocks.

Figure 6.21

Parking along the road

Roads are enclosed by par-
king lots, which is blocking
views and routes through the

area.

Figure 6.22

Anonymous homes

The replicate blocks with
blind plinths are making the
estate anonymous, causing a

sense of unsafety.
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Territories

The roads, parking and fences are creating territories in the
estate, dividing public, communal, and private space, and paved
and green space.
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Figure 6.23: Fences in the Gascoigne Estate
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Fences
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Figure 6.24:
Fences around communal spaces

Figure 6.25:
Fences around public spaces

Figure 6.26:
Fences around main roads
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Figure 6.27: Fences in the Gascoigne Estate

89



Parking
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Figure 6.28:
Parking around communal spaces

Figure 6.29:
Parking around public spaces

Figure 6.30:
Parking around main roads
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Figure 6.31: Parking in the Gascoigne Estate
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Hidden Qualities

When filtering the fences and parking lots out of the picture, the public
and communal spaces show their hidden quality. The principle of post-
war housing blocks, such as the Gascoigne Estate, was living in green.
This green is still there, but it is not used as it should be, mainly due to
the blockages of parking lots and fences.
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Conclusion

The analysis of the area is summarized in a SWOT analysis in figure
6.26. It forms the base for the design proposal. The dual pressure on
social housing areas is visible in the Gascoigne Estate. The area was
designed in the 1960s as a housing estate where residents can live
surrounded by green. Nowadays, residents live surrounded by boun-
daries that enclose the estate from qualities around the area. The
boundaries extend inwards, where fences are enclosing the buildings
and parking lots blocking views and routes. The green space has be-
come unusable and deprived. It has become a monofunctional, mono
aesthetic, stigmatised estate in dilapidation. A shift has to be made to
counter the dual pressure on the Gascoigne Estate.
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Figure 6.36

SWOT analysis Gascoigne Estate

top left to bottom right:

Towerblock (1987)
Google Streetview (2021)
Google Streetview (2021)

Cornor (2020)

Google Streetview (2021)
Google Streetview (2021)
Google Streetview (2021)
Burford (2018)

Estate Watch (2020)
Towerblock (1987)
Austin (2018)

Uknip247 (2020)
Google Streetview (2021)
Google Streetview (2021)
Google Streetview (2021)

Barking & Dagenham Police (2018)

Google Streetview (2021)
Hogg (2009)

Google Streetview (2021)
Google Streetview (2021)
Hogg (2012)

Google Streetview (2021)
Google Streetview (2021)
Faichney (2013)

Google Streetview (2021)
Townsend (2019)

Doilum (2019)

Estate Watch (2020)
Uknip247 (2020)
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7 Alternative Housing Concepts

LILAC, 2015

Reclaiming Control

The financialisation of housing made access
to adequate housing, especially in cities such as
London, very limited. In the current housing sys-
tem, new homes are likely to disappear into a
black hole of speculative demand (Stears, 2016).
To reclaim homes for the community, these homes
need to be removed from the speculative market.
Martin & Ryan-Collins (2016) listed a set of pro-
posals to reclaim homes, such as ‘boost the stock
of non-market housing including homes with so-
cial rents and community-led schemes, and deve-
lop new models of no-debt or low-ownership’; and
‘support schemes where land is held by either a
public body or community, separating the cost of
land from the cost of homes’. It is worth asking
why the community would want to have control
over their homes. This is because residents want
control over their lives and their own space, and
have the right to decorate it how they want. On top
of that, residents want to have both financial and
tenure security by being a homeowner (Stears,
2016). Moreover, the community wants to reclaim
their right to the city.

Reclaiming the right to the city means that the
residents can democratically co-create the city.
The current housing construction by private deve-
lopers is not fulfilling this right. Therefore, commu-
nity-led housing concepts must be found, where
thus the community is at the heart of the process
and not an afterthought (Lyall et al, 2015). To be
at the heart of the process, control is vital. Resi-
dents themselves should be the ones to say what
their needs and demands are, instead of outsiders
deciding that for them. Sherry Arnstein (1969)
created a ‘Ladder of Participation’, defining eight
degrees of citizen participation. The top three
steps, ‘degrees of citizen power, should be the
aspiration for every community-led regeneration
scheme (Sendra & Fitzpatrick, 2020).

Around the world there are already many co-ope-
rative housing initiatives where citizens have the
highest form of control and participation. Many
of these projects, however, have been held back
by lack of access to finance, land, and expertise.
Community-housing should not be seen as a sub-
stitute for council housing, but as a more empowe-
ring way of delivering it (Stears, 2016). Permanent

affordability is a pitfall for many of these co-opera-
tive projects. Often, it is only affordable for the first
generation of residents since they were funded or
had discounts in acquiring land. After this afforda-
ble first generation, the homes are taken again by
the market which makes the homes unaffordable.
To make co-operative housing an alternative for
social housing, permanent affordability must be
assured. This thesis aims to find an answer to that
question by using a Community Land Trust and a
Mutual Home Ownership Society.

Communities using these formal organisations in
combination with informal organisations and cam-
paigns have a strong capacity to oppose demoli-
tion and propose an alternative plan, since they
have the capability to engage in top-down planning
strategies as well as bottom-up strategies (Sendra
& Fitzpatrick, 2020). Creating networks and ex-
changing knowledge between organisations and
campaigns in similar situations can strengthen
each other. Communities learn from each other
and professionalize from this knowledge. This pro-
cess towards professionalisation is strengthened
by support from professionals (community organi-
ser, urban planners, architects, financial advisors),
together with exterior informal support such as
exhibitions and media attention.

This chapter elaborates on the concepts of a CLT

and MHQOS, using four case studies as examples
for the implementation in the Gascoigne Estate.
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Community Land Trust

In 1972, the International Independence Institute
wrote a guide for a new model for land tenure in
America: the Community Land Trust. It was defin-
ed as a tenure of community ownership of land
by a non-profit, nongovernmental organization,
combined with individual ownership of the hou-
ses. Their mission is to withdraw and retain land
from the speculative market, preserving afforda-
bility over time for the benefit of its current and
future residents (Davis, 2010). It offered lower-
-income households the opportunity to become
homeowners. CLT's focused on preventing dis-
placement in gentrifying neighbourhoods, and de-
veloping various types and tenures of permanently
affordable housing (Davis et al., 2020).

A CLT is, however, not only about maintaining
affordability, it also includes housing quality and
security (King, 2020). The regeneration of empty
sites or deprived neighbourhoods through affor-
dable and sustainable housing is seen as a means
to achieve a better quality of life. This echoes the
aim of CLT’s in the UK to improve general well-
being. The holistic approach explains why a CLT
not only creates new housing, but also develops
public buildings such as schools and community
hubs (Pialucha, 2018).

The New Urban Agenda named community land
trusts among the ‘policies, tools, mechanisms, and
financing models’ (Davis et al, 2020). The CLT
movement is at an intersection of two world-wi-
de movements for social change, especially at lo-
cations where lower income residents have high
tenure insecurities in deprived living conditions. In
cities grabbed by international capital the move-
ment is also being championed by the movement
for a right to the city (Lefebvre, 1968).

One of the most powerful attributes of the CLT
is its versatility, it can be adapted to the land uses
and societal needs (King, 2020). Community land
trusts exist in numerous variations in how the or-
ganization is structured, the land is utilized, and
how the development is done. The mixed owner-
ship of the CLT resembles the garden city sche-
me by Ebenezer Howard: the properties would be
privately owned by individuals or businesses, but
the land would be owned by a nongovernmental
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organization. The foundation of the CLT is com-
munity owned land, with a non-profit organization
managing the parcels with privately owned homes.
Ownership and empowerment went hand-in-hand.
The ‘classic CLT"is built up out of community (or-
ganization); land (ownership); and trust (operati-
on), overlapping and interacting in a dynamic mo-
del, as displayed in figure 7.01 (Davis et al,, 2020).

community - CLT's incorporate a participato-
ry ethos, involving the place-based population in
their activities. Development is community-led.

land - the typical CLT removes land permanent-
ly from the market, managing it on behalf of the
community. The buildings are owned individually
by residents, businesses, etc, the underlying land
is leased from the CLT. The concept is balanced
between individual property for private interest
and collective property for common interest.

trust - CLT's are seldom established as real esta-
te trusts, but rather as NGO's, which are private,
non-profit organizations. Their purpose is to meet
the needs of the population who are underserved
by the market and the state.

Although there are almost as many variations
on the model as there are actual CLT's, it is more
important what unites them than what separates
them. CLT's have a share commitment to create
real estate for the common good and there is a
shared conviction that community-owned land
tends to do a better job in creating equitable and
sustainable environments, especially for the disad-
vantaged and disempowered population. A com-
munity land trust can serve as a hub to asses, ana-
lyse, and advance the needs of those struggling in
the current market. The assessment can be used
to advocate for better public policies and services
to prevent displacement (King, 2020).

Local residents are often excluded from partici-
pation in decision making, and they deserve a seat
at the table. CLT's enable people to feel like they
are participating in local political life, members
are actually making decisions (Pialucha, 2018).
Community-owned land or community-led deve-
lopment by themselves are not enough, it is their
combination that gives CLT’s a distinctive identity
and metamorphic potential (Davis et al,, 2020).

Figure 7.01
The classic CLT model

Figure 7.02
CLT concept

community
organization

land trust
ownership operation

|

|

|

|

|

|

| public space
|

|

|

| reserves
|

|

.

community

o

Z

99




Mutual Home Ownership Society

A Mutual Home Ownership Society (MHOS) is
an innovative housing co-operative controlled by
its residents. The model was originally develo-
ped by the New Economics Foundation and CDS
Co-operatives (Birchall et al, 2003). The MHOS
is designed as an alternative to traditional ho-
meownership. It is a form of shared ownership
where residents own an equity share in a mutu-
al property trust (Stears, 2016). The homes are
owned by the co-operative trust and residents are
able to own and accumulate equity shares. They
build op equity by paying a monthly charge to the
society, giving residents an economic interest in
the value of the assets (Moss et al,, 2019).

The homes remain permanently affordable: by
disconnecting the occupation of the property from
the underlying value of the land, it protects the
scheme from fluctuation in the housing market.
Through the single mortgage held by the co-ope-
rative, the overall cost is cheaper, which makes it
possible to build up equity for those who cannot
afford a regular mortgage (Moss et al, 2019).
Being a member of the MHOS will give residents
the right to involve in the build and design of their
homes and to democratically control the commu-
nity (LILAC, 2009). The MHOS s fully mutual,
which means that every resident is an equal mem-
ber of the society and has an equal say in how it is
run (CLH, 2020).

Setting up the MHOS does not happen in a bub-
ble. The members are in control of setting the
monthly chargers and equity shares, but costs
such as purchasing land or building homes are still
subject to the same economic forces as any other
housing development. Therefore, grants and mort-
gage loans are needed. Even with grant funding
available, it can be a challenge to achieve a viable
and affordable scheme (CLH, 2020).

The MHOS allows members to buy equity shares
in the society. Shares can be bought either up front
or accumulated as part of a monthly charge (CLH,
2020). When joining the MHOS, members need
to pay a minimum deposit equity to 10% of the
equity shares they can afford to finance through
their monthly charge (LILAC, 2009).
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Each equity share is owned by a member and is
financed by the monthly payment the members
are charged. This payment is set on 35% of the
income of the household. The more a member
earns, the more equity shares they can afford to
finance. When their income rises, they can acquire
more equity shares. When their income falls the
members do not lose their home, but they can sell
equity shares to another member (CCMH, 2009).
The amount of equity shares a member is allowed
to own must not differ more that 10% of the build
cost to ensure sustainability of the MHOS (LILAC,
2009). Once households have paid off their share
of debt, they can either choose to purchase more
equity shares and keep paying 35% of their inco-
me, or start paying 10% of their income for up-
keep. (CLH, 2020)

When a member decides to leave the MHOS,
they can take the equity they have build up with
them. This capital can be used to buy a house
or obtain a mortgage elsewhere. The payment is
either done by the new residents taking over the
equity shares or other residents buying more sha-
res. If not, the co-operative pays off through the
equity they build up (CLH, 2020).

The MHOS intends to protect homes from the
speculative forces of the housing market, and the
value of the homes are set on what they cost to
build or purchase, together with the accessory
land. This is likely to be financed by the MHOS
through a mortgage debt. This debt will be paid
off by the monthly payment by the residents for
the equity shares (CLH, 2020). The MHOS needs
the ability to move equity around to pay out de-
parting members and to support members on hard
times. This ability depends mainly on the scale of
the co-operative and the number of members ma-
king monthly payments. The fewer the amount of
members, the greater the risk of destabilization
is when there are changes in circumstance. The
more members the society has, the more the risk
can be spread, making is easier to build up reser-
ves (CLH, 2020). Figure 7.03 shows the ratio of
debt to equity over a 30-year period, illustrating
the slow buildup of equity and the high amount of
depth in the early years.

Figure 7.03
Mortgage pay-off phasing

Bl equity
monthly payment

Figure 7.04
MHQOS concept
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formal

Case Study 1: WECH

Walterton and Elgin Community Homes is a resident controlled hou-
sing association, emerged from a long-running campaign against the
sale of their homes to developers in the 1980s. It has become an
exemplar project of a bottom up approach to revitalize the physical en-
vironment which also stimulates a sustainable and inclusive community
(WECH, 2021). Campaigns were regulated by the Westminster & Elgin
Action Group. They organised a trip by bus to the developers’ offices to
explain the situation, and what would happen if the developer takes the
offer of the council. This approach worked efficiently, mainly because
the developers saw the resistance and possible bad publicity (WAEG,
1988).

After the successful campaign, WECH proposed to take over the ma-
nagement of the state through the Tenant's Choice legislation in 1988.
Support among the residents was solidified through meetings and vi-
sits, explaining the ideas and gathering concerns. A manifesto and bal-
lot favoured for a transfer to a cooperative. WECH is now completely
run by the community and it is developing its own regeneration pro-
gramme, implementing a form of the People’s Plan. The study of Sen-
dra & Fitzpatrick (2020) concluded that WECH residents were happier
and more engaged in community ownership than under their council
landlord. They feel a stronger sense of belonging and responsibility and
are more satisfied with their homes.

top-down

right to

transfer

people’s

plan campaigning

bottom-up
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Figure 7.05
Tools used by the WECH
community
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Figure 7.06
Timeline WECH

manifesto for transfer

1994

//comp/etion Phase I: 212 homes refurbished

1995
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96 new homes
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2000

completion Phase II: 55 new homes
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formal

Case Study 2: Cressingham Gardens

Cressingham Gardens was constructed in the 1970s, but has been in
demolition thread since the 2000s. The residents have set up a Save
Cressingham campaign in order to keep their homes, but also against
the demolition of a unique design by Edward Hollamby and Roger
Westman.

Through the campaigns, the residents obtained an opportunity for
consultation. The council gave five opportunities for the future of Cres-
singham, three of them were refurbishment plans. However, even with
consultation, the council decided to demolish the estate. The action
group ran two Judicial Reviews, and after the second they were proven
that the council did not handle rightly. At that moment the group started
a process for a cooperative land ownership and management. In 2020
they obtained a Right to Manage and a Right to Transfer, which means
they are able to take over the estate and create a CLT. Currently, the
business plan is set up and there is a ballot for a transfer. The Save
Cressingham action demonstrates the effectiveness of campaigning,
and the importance of persistance.
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right to
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right to
transfer
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people’s & education

plan campaigning
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Figure 7.07
Tools used by the Cressing-
ham Gardens community

demolition thread on
Cressingham Gardens

2012
Save Cressingham campaign setup

2014
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2021
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Figure 7.08
Tools used by the Cressing-
ham Gardens community
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~ 2016
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together with an architect
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Community obtained Right to Manage &

Right to Transfer

2021

business plan set up
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formal

Case Study 3: St. Clements Hospital / London CLT

The London CLT established in 2007 out of community organising in
response to the scarcity of affordable homes in London (CLH, 2021).
The motto of London CLT in the negotiations was ‘compromise on
everything except your principles and winning’. These principles were
delivering permanent affordability, base the project on community-led
designs and the CLT homes must not be controlled by any other party.
The project at St. Clements had a major focus in delivering permanently
affordable homes, but above that it was about community, social justice
and well-being (Smith, 2020). To assist the local communities setting
up their organization, the London CLT created a deconcentrated go-
vernance working as an umbrella organization to support all projects
(Pialucha, 2018).

The challenge when setting up a CLT is finding the right balance bet-
ween adapting the classic CLT model to the context and maintaining a
worldwide movement. Then, it is important to keep the C in the CLT, in
other words that in the establishment, design, and development process
the resident must be placed central. Planning, designing, financing, and
finally completing a housing development takes a very long time, thus
it is important to keep people interested and involved. Building and or-
ganising the community is as important in this process as building the
homes themselves (Smith, 2020). The organization was able to take
the campaign and ideals out of the abstract and create a place for resi-
dents who needed somewhere to call home (Smith, 2020).

top-down
community
organising
campaigning
bottom-up
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Figure 7.09
Tools used by the London
CLT for St. Clements
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London selected to host

2012 Summer Olympics

Master Plan for Olympic
Park in East London

start construction Olympic Park

negotiations with council and developers
on former St. Clements Hospital

completed allocations of

St Clements Hospital (CLH London, 2017)
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Figure 7.10
Timeline London CLT
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O first residents moved in
O
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2020 12 potential sites for London CLT
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formal

Case Study 4: LILAC

Lilac, meaning Low Impact Living Affordable Community, is one of the
first Mutual Home Ownership Societies in practice. The project puts
residents back in charge. It is a case study of how to create affordable
low impact community living, tackling the climate crisis, social isolation,
and tenure insecurity (Lilac Learning Team, 2020). Residents mention
the increased control they have over their housing through the MHOS
and that they are at the heart of decision making. On top of the personal
satisfactions, the residents also have an increased sense of belonging
and community. This is the result of the cohousing design approach,
encouraging social interaction by facing homes towards each other and
placing the community centre in the heart of the project. This stimulates
meeting, conversations and social control (Lilac, 2009).

The co-housing project is a pioneering addition to the city of Leeds
by its permanently affordable homes and the high ecological standard.
The membership and outreach policy is democratic, open, and inclusi-
ve, all members are treated equally and have their own say in the pro-
cess. There is an recognized demand for co-housing projects in the UK.
Throughout the UK there are already several prospective projects, build
upon the well-established international co-housing community, predo-
minantly with projects in North America (Lilac, 2009).

top-down

workshops

& education

campaigning

bottom-up
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Tools used by the LILAC
MHOS
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8 Roadmap Towards Revival

LILAC, 2015

Introduction

Community land trusts and mutual homeownership societies are able
to provide quality housing and secure tenure for disadvantages citi-
zens. It gives a community the opportunity to reclaim control over their
own lives and recover their right to the city. The phasing and tools of
the case studies in the previous chapter provide an outline for this
project on setting up a CLT or MHOS. These tools, supported by lite-
rature, are put together in a Community Toolbox. The toolbox sets out
the different tools that are available for the community in the process.

These tools will be used for the implementation of the CLT in the
Gascoigne Estate. First, the reasoning behind the implementation is
explained. It elaborates on the actors and their activities in the pro-
cess. The relations between the actors and activities are explained in
a scheme, with a focus on the role of the urbanist. The actions of the
urbanist will be elaborated further. Lastly, the complete process of set-
ting up the CLT will be placed in time: the Roadmap Towards Revival.

We are a little worried
about our landlord.

Figure 8.01
Campaigning Poster for WECH
(Phillips, 1986)
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Community Toolbox

The community toolbox as displayed in Figure
9.02 is a matrix from informal to formal and from
bottom-up to top-down tools that come forward
from the case studies and literature. The tools fit
in the four boxes and will be explained tool by tool
below.

Informal Bottom-Up Tools
Community Organising

A community organisation is a group of people
living in proximity to each other which acts on be-
half of shared self-interest. It is used to generate
collective power for the powerless, assuming so-
cial change is necessary. The core aim is to make
this power durable, giving the community a chance
to influence decision-makers and give them a seat
at the table in negotiations (Bobo et al, 2001).
An important actor in this process is a community
organiser. They dedicate time to bring residents
together by organising meetings and events, sup-
porting them in the establishment of structures of
governance. They act as a central contact person
who organises meetings and events (Sendra &
Fitzpatrick, 2020).

Residents themselves often do not have the time
or resources to acts as community organiser and
therefore hire a professional community organiser.
The People’s Empowerment Alliance for Custom
House decided to spend the majority of their fun-
ding on community organising, stressing the im-
portance of a strong and powerful community be-
fore setting up plans (Sendra & Fitzpatrick, 2020).

An example of acommunity organizer is Jonathan
Rosenburg, who was the community organiser at
WECH. He had experience of community owner-
ship and the residents got carried away by his
enthusiasm and energy. This gave the residents a
sense of community by battling together for their
homes. However, these events must come with re-
gular meetings and visits. It is considered by both
organisers and residents that visiting people in
their homes and maintaining close relationships is
the most effective strategy to build up trust (Sen-
dra & Fitzpatrick, 2020). The presence of a com-
munity organiser keeps residents motivated and
supported.
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Campaigning

Community organizing and campaigning go hand
in hand. Campaigning is used to obtain political, fi-
nancial, and media support and attention, and the-
refore assists the aim of community organizing to
give power to the powerless. Campaigning can be
done through various techniques, such as publica-
tions, presentations, reports, exhibitions, films, but
is mainly done through protests. Protests require
less time, money, and resources and is therefore
simpler to get together.

An example of campaigning through art is the
documentary film ‘Estate, a Reverie’ by Zimmer-
man (2015), which followed several residents of
the Haggerston Estate in London. It showed the
lives of pressured residents in an estate awaiting
its demolition. The film, with accessory art projects,
drew media attention. The estate was demolished
in the end, but all residents got the opportunity to
get a house in the new development. Moreover,
even though the estate was demolished, it had a
large impact on future developments.

The study of Sendra & Fitzpatrick (2020) shows
that many cases are succeeding in stopping the
demolition after years of campaigning, as well as
being able to participate in the discussion about
the future of their neighbourhood. For the Lon-
don CLT, community organising and campaigning
were crucial in placing the project at the top of
the agenda of the GLA. The Head of London CLT
states that the GLA would not have given priority
to them if it was not for the campaign (Pialucha,
2018). The increasing politicisation and activism
of communities and the prominent denouncing of
unjust situations can play an important role in in-
fluencing, reversing or finding alternative policies
and regulations to the politics of severity (Sendra
& Fitzpatrick, 2020).

Workshops & Education

A major issue in setting up a community-led hou-
sing project is the lack of resources and know-
ledge of the community. This can also be seen in
the use of the Neighbourhood Plan. Even though
it is available for all residents, it is only used in
areas where residents have the skills to produce

top-down

mortgage

loan

right to
manage

right to
transfer

formal

feasibility
study

people’s
plan

=
-y
o
q
3
-1
community
organising
workshops
& education
campaigning
bottom-up
Figure 9.02

Community Toolbox
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it (De Bode, 2020). Therefore, it is important for
the community to obtain this knowledge. The Ru-
ral Urban Synthesis Society, a self-build project
in Lewisham, provides courses and workshops
to educate residents and communities (RUSS,
2021). These initiatives have made it possible for
people to engage in bureaucratic processes and
set up projects themselves, without getting swee-
ped from the table by authorities or developers.

Formal Bottom-Up Tools
People's Plan

The Neighbourhood Plan, the highest form of
community participation in the UK is on step 5 on
the ladder of Arnstein (1969): placation. The resi-
dents are allowed to make their ideas, but it cannot
oppose local authorities’ plans. The bureaucratic
process of setting up the Neighbourhood Plan re-
quires time and knowledge. Instead, the communi-
ty can set up a People’s Plan. This is a vision of the
neighbourhood that is put together by residents in
collaboration with architects and planners. Unlike
the Neighbourhood Plan, the People’s Plan is not
statutory and can therefore also be contradictory
with the Local or London Plan.

Putting together a People’s Plan can be a first
step on putting together ideas, needs, and de-
mands of the community, inspired by professionals
such as an architect. The plan should always be in
benefit of the community, but there are questions
on the implementation of the plan and the funding
for it (Sendra & Fitzpatrick, 2020). It can be used
as a tool for opposing demolition and proposing an
alternative plan. In combination with other strate-
gies is has proven to be a very effective tool. For
the WECH and Cressingham Gardens communi-
ties the People’s Plan contributed to their success
in obtaining power and influence in decision ma-
king, and finally continuing to the right to manage
and transfer the land and homes (Sendra & Fitz-
patrick, 2020).

Vision & Feasibility Study

A People’s Plan gives residents the opportunity
to make decisions of their homes and environ-
ment. The plan delivers ideas created by the com-
munity. The plan can be contradictory with a local
plan or the London Plan. Therefore, it needs to
have a professional translation done by an archi-
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tect, urbanist, and financial advisor. The vision will
work as a communicative tool towards decision
makers. Where the people’s Plan focuses main-
ly on direct and practical interventions, the Vision
considers the connection to surrounding areas
and is looking fast forward.

Informal Top-Down Tools
Ambition & Sympathy

External support and attention is needed for a
community-led housing scheme to pay off the
debt and set up the project. With also the wider
economy slowing down, public authorities could
use this time to embark on a programme of house
construction that puts the community in control
(Cheshire et al, 2020). Local authorities could
buy up land if developments are not proceeded
and planning policies could allow councils to in-
vest more in housing by lifting the borrowing cap
(Stears, 2016). The focus from authorities could
work as leverage for community-led housing de-
velopments.

A similar leverage for community housing could
be the sympathy or personal interest from actors
at decisive positions, such as the Mayor of London
or local boroughs. London’s Mayor Sadiq Kahn
is determined to reach the housing targets, also
the goals for genuinely affordable housing. He
mentions that planning inspectors have failed to
acknowledge the role of cooperative builders and
that they are squeezed out by ‘big boy developers’
(Wright, 2019). The influence of actors at these
positions could lead to prioritization and funding,
or softer regulations.

Formal Top-Down Tools
Right to Manage

The UK Government created two rights for re-
sidents to gain control of their building: Right to
Manage and the Right to Transfer. The tools have
not been fully tested yet, but they allow the resi-
dents for a range of control, from involvement in
making plans to full ownership and management
(Sendra & Fitzpatrick, 2020). The RtM lets resi-
dents take over the management of the building,
even without permission of the landlord (UK Go-
vernment, 2021). Proof of mismanagement of the
landlord is not necessary, the right is available for
any resident (Lease, 2021). The transfer can be

done through setting up a Tenant Management
Organization (TMO). TMOs have been used for
managing council housing for 50 years. In the
1990s, the period that many council housing was
transferred to housing associations, powers were
introduced for TMOs to take over the responsibi-
lity of running their homes. To set up a TMO three
steps need to be taken: development and feasi-
bility; ballot of tenants; creating a management
agreement. Authorities supported it by funding
and training groups wishing to use the RtM. (Sen-
dra & Fitzpatrick, 2020).

The RtM offers residents the means to move
from a powerless position of having no influence
on their homes to a powerful position where they
have more power and agency over the proposed
changes (Sendra & Fitzpatrick, 2020). The tool gi-
ves residents the responsibility over collecting and
managing the service charge; the upkeep of com-
munal areas; the upkeep of the structure of the
building; and dealing with complaints about the
building (UK Government, 2021). The RtM gives
residents the chance to create a community-ba-
sed, co-operatively run organisation that manages
and maintains the quality of housing. The new po-
sition of the residents could lead, e.g. in combina-
tion with a People’s Plan, lead to a community-led
regeneration of their homes and public realm.

Right to Transfer

The Right to Transfer is a step further up the
ladder of participation towards citizen control
(Arnstein, 1969). It enables a right for residents
to change their landlord through a transfer of
ownership. The regulations compel authorities to
co-operate with tenants who wish to change land-
lord (GLA, 2013). The new landlord will have to
pay the value of the stock, thus the land and the
homes, to the old landlord, named the Transfer Va-
lue (Sendra & Fitzpatrick, 2020).

Council-led regeneration often involves the de-
molition and displacement of the existing resi-
dents. When using the RtT, the community can ad-
ditionally propose an alternative construction for
ownership and management of their homes, such
as creating a CLT or MHOS. The RtT could solve
mismanagement by the local authority, but there
are various pitfalls, such as arbitrary behaviour of
the local authority, a lack of professional support

or a lack of financial resources. Furthermore, the
local authority has multiple possibilities to block
the progress of the transfer (Sendra & Fitzpa-
trick, 2020). The council is unlikely to approve the
RtT to a newly formed organisation, unless they
demonstrate that it is professionally managed or
supported. Moreover, the transfer of council hou-
sing to a community-led organisation needs poli-
tical and financial support, as well as professional
support to set up their plans. The RtT is part of a
longer process of residents gaining more control
of their homes.

Judicial Review

The Judicial Review is an example of how the law
can be used in advantage of the community. It is
a type of court where a judge reviews the lawful-
Iness of an action or decision made by the public
sector. The review is able to challenge the way
in which a decision has been made (Courts and
Tribunals Judiciary, 2021). The Cressingham Gar-
dens case study has used the Judifical Review to
challenge the decision of the borough to demolish
the estate. After two reviews, the court decided
the borough acted unlawfull, and the community
received the opportunity to transfer the homes to
a CLT (Sendra & Fitzpatrick, 2020).

Fundings & Loans

As mentioned in Chapter 8, CLTs and MHOSs do
not have a pot of cash ready, but needs to build up
its equity. Therefore, funding and pay regulations
are needed so set up the CLT. The GLA the natio-
nal government made progress in supporting com-
munity-led housing through policy and funding. On
top of that, the GLA funds the local boroughs for
the creation of affordable housing (GLA, 2016b).
The borough can decide what to do with this, and
thus can also use it to fund a CLT. However, this
type of funding is meant for new housing, not for
already existing housing. As a third option, there
are organisations in the UK that fund housing pro-
jects, such as Funding Affordable Homes (2021),
Big Society Capital (2021), and Property Funds
World (2021). On top of funding, there can also be
made regulations to pay off the debt through time
to the borough with a mortgage loan.
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A Community Land Trust Growth Model

The case study of WECH is one of the largest
CLTs in the world. The organisation obtained the
right to transfer 950 homes from the council to
the CLT. They made it possible by strong cam-
paigns and professional development plans. The
Westminster Council funded the organisation
£292 million to refurbish the homes (Sendra &
Fitzpatrick, 2020). It is a unique example of a
social housing estate transferring to a CLT, ta-
king more than two decades to accomplish.

WECH and Cressingham Gardens did commu-
nity organising for the whole community and wor-
ked towards a land sale agreement transferring all
homes from the council to the newly formed CLT
in one time. From the original 2260 homes in the
Gascoigne Estate, around 1500 are left. A trans-
fer of all homes to one CLT in one time would be
a time and resource consuming job, time and re-
sources that the residents lack in their powerless
position of awaiting demolition.

Therefore, this project proposes to divide the
estate into quadrants of 300 to 500 homes.
The quadrants will be a sub-CLT of the overar-
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ching CLT of the entire estate. In every quadrant
a growth model will be implemented. This means
that there will be a gradual transfer of the homes
from the council to the CLT. Every quadrant starts
with one building, with approximately 30 homes.
Through time, homes will be transferred and will
become part of the CLT. Figures 9.03 and 9.04
explain the concept spatially.

The major argument for starting with small CLTs
is that it is much less time and resource consu-
ming to set up. Decisions are made more quick-
ly and it is more likely that there will be a closer
community. Instead of needing decades to start, it
can start much earlier and through the years grow
larger. On top of that, many interventions that ap-
ply for the estate also need to be done on the buil-
ding scale: refurbishment of interior (staircases,
bathrooms, kitchen); refurbishment of the exterior
(entrances, facade); redesign the public-private
transition; redesign the public space around the
buildings. By starting early, the community can
build up momentum, and the results of the CLT
can be tested by the boards and externals.

Figure 8.03
CLT Growth Model
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—-== quadrant 2
=== quadrant 3
=== quadrant 4
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Figure 8.04
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The Gascoigne Estate has diverse building forms
and spaces, but they are monofunctional and
mono aesthetic. Refurbishing the whole estate in
one time could deliver the same result. The small
scale revitalization should bring diversity, especi-
ally because the people are in charge. They can
decide themselves how the space around their
homes will look like, which is likely to bring diver-
sity of spaces in the neighbourhood. The urbanist
and architect support the residents in designing
their living environment.

The developments should be a trigger for resi-
dents to see the alternative that is given. It is a
prospect of improvement for everybody, not just
for the first CLT residents. By keeping it transpa-
rent and available for all residents, there will also
not be friction between the ‘first generation’ and
‘later generations’ of the CLT.

It could be possible that it will take too long for
the CLT to grow after its settlement. However,
the processes that would be needed to counter
demolition can still be done with the complete
community. The board made for the estate is still
setting up campaigns and a People’s Plan for all
residents. On top of that, by starting on a small
scale, there is earlier movement in the process
instead of years of bureaucratic negotiation. This
movement is likely to lead to momentum among
the community, believing a change is possible. In
the meantime, larger campaigns and a People’s
Plan for the entire estate can be carried out.

Every quadrant will have a board with democrati-
cally chosen residents, supported by the professi-
onals of the overarching CLT. This board handles
the management of the land and organises focus
groups and community meetings. The boards of
the quadrants are managed by an overarching
board for the CLT. It consists of elected residents,
professionals and external actors. All actors in the
CLT are displayed in Figure 8.05.

The overarching board works closely together
with the quadrants. They make sure the goods are
divided fairly and the development runs smoothly.
They support the creation of a People’s Plan for
every quadrant, and translate these plans into an
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integral Vision. The People’s Plan works as an in-
ternal communicative tool to keep residents atta-
ched and concerned, the Vision works as an exter-
nal communicative tool towards decision makers
that demonstrates an alternative way of dealing
with the estate.

The board contains diverse actors with diffe-
rent perspectives. They should be working from
a mutual interest and benefit: a healthy, safe, and
inclusive Gascoigne Estate. The benefits for the
residents is clear. For surrounding amenities and
commercial buildings it is attractive to be settled in
a healthy living environment, and a stronger com-
munity will bring more lively streets and commer-
cial activity. The image of the estate will improve
through the CLT, which will be a great benefit for
the local council. On top of that, they do not have
to deal with the upkeep and finances of the estate
anymore, and thus they can focus on other issues.

On a day-to-day basis, the quadrant board works
as an informal board that makes sure the area is
well maintained and the voice of the residents is
heard. The overarching board is more formal, it is
the official land owner, it manages the financial
matters such as equity payments and keeping re-
serves. It negotiates with external actors such as
the public bodies or funding organisations.

Within the CLT an action group needs to be for-
med. This action group will manage the campaigns,
supported by a community organiser and activists,
which can be residents but also externals. Cam-
paigns will mainly be done through demonstrati-
ons, but can also be done through exhibitions, re-
ports or presentations.

After all, the CLT must be mainly resident-led.
This means that the professionals and other ex-
ternal support should not take the overhand. The
multiscalarity of the organisation deals with the
dilemma between choosing for either a large or
a small CLT. A large CLT has more security and
resources, whereas a small CLT is able to build
a stronger community with active residents. The
overarching CLT creates the size, whereas the
sub-CLT creates the community.
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Actors in the CLT
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Figure 8.06
Activities of the actors

119



From Council to CLT

When implementing a CLT, the residents are dependent on external
actors. Figure 8.07 shows the governance triangle and the actions
they perform against the Gascoigne Estate and its residents. The civil
society have a stigmatic ignorance on social housing estates, their
images of the areas are often outdated stereotypes (Van den Broek,
2020). The private sector is financialising the housing market, pressu-
ring social housing in the city. The public sector is supporting gen-
trification, which could lead to displacement and dispossession. The
figure demonstrates the one-sided influence the external actors have
on the estate.

the Gascoigne Estate when the council owns and manages the land and the homes
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| stigmatisation '

'

Gascoigne Estate

,

’
! \
'

i gentrification |
public e private
sector

sector

Figure 8.07
External actors: current situation
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With the implementation of a CLT, this will be a two-sided influence.
The residents obtained a seat at the table in decision making, they
can negotiate with public bodies on the development of the area. The
momentum and attention that the community receives will challenge
stigmatisation. Because the land is taken out of the market, private
developers do not stand a chance to commodify. The community is
reclaiming control and they can make use of their right to the city.

the Gascoigne Estate when the Gascoigne CLT owns and manages the land and the homes

I’I de' ‘:
\ stigmatisation |

. negotiation ;

public § / W private
sector NN ) sector
Figure 8.08

External actors: proposed situation
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Relations between Tools, Actors & Actions

Figure 8.09 demonstrates the relations between
the tools, actors and actions in the process of set-
ting up a CLT. The community is placed central.
The five most important tools from the community
toolbox are linked to the community and the CLT.
The scheme explains the present external actors
that influence the tools. The arrow explains the
role of that actor or the influence of the tool.

Figure 8.09
Tools, Actors and Actions in creating a CLT
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The Role of The Urbanist

This project is done from an urbanist perspective. Therefore, the role
of the urbanist is explicitly defined. Its role is to move flexibly within
the governance triangle and support the oppressed. This graduation
project recognizes the unequal provision of adequate housing and the
inability for people to make use of their right to the city, and therefore
the role of the urbanist is to stand up for the oppressed local popula-
tion.

The urbanist aims to empower the local population. The urbanist
supports the community in creating a People’s Plan and afterwards
translates their needs and demands into a vision. This vision is used to
mediate decision makers and to obtain external support, attention, and
awareness for the situation of the local population, as well as propo-
sing an alternative. The urbanist is also part of the managing board.
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Figure 8.10
The Role of the Urbanist

people’s plan

vision

the People’s Plan is an urban design based on the focus group reports,
theory, and spatial analysis. It sets out the essential interventions through
the scales with a gradation of space. It functions as an internal com-

municative tool to keep the community attached and concerned.
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Figure 8.11
Input & Process People’s Plan

the Vision is a strategy based on the People’s Plan and follows three
design principles. It visualizes a safe, healthy, and inclusive future of
the Gascoigne Estate. It functions as an external communicative tool to

obtain external attention and support.
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people’s plan people’s plan
quadrant 2
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vision

community
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Figure 8.12
Input Vision

studies

the Community Land Trust is a tenure model that keeps housing perma-
nently affordable, increase the quality of the homes and their environ-
ment, and provide tenure security. It creates a formal body to empower

the community and to reclaim their right to the city.
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Organisational Timeline

The tools, actors, and actors from Figure 8.09 are placed in a time-
line, considering the use of a CLT growth model. It is separated in an
organisation timeline for the social construction of the CLT (figure
8.13) and a long-term development timeline for the physical consruc-
tion of the CLT (figure 8.14). As mentioned earlier, the growth model
is implemented to fasten the process and be able to make quicker
decisions.

The organisation timeline demonstrates the first five years of the
process, which starts with community organising. The CLT is set up
and the board is elected, and the community will start setting up the
People’s Plan. To make sure decisions can be made earlier, this Peo-
ple’s Plan is made by every quadrant. The plans are integrated into a
holistic vision. In the mean time, the Action Group and CLT board work
towards the transfer of the first generation of homes in the CLT, which
will be one building in every quadrant.

The organisational timeline demonstrates the length of the processes, but also
the intensity. Where campaigning is a long and continuous process, is community

organising a more intensive process to build a stronger community and to make quick

decisions.
2021 2022

3 set up focus groups, forums and ! register Gascoigne CLT
' community hub community meetings '
i hire community :
1 organiser X
: community organising

O O 0O e OO0 e Oe O O e O e O e
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Figure 8.13
Organisation Timeline
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Development Timeline

The development timeline shows the phasing of the creation of the
entire CLT. The first phase is the construction of the first building of
the growth model. Afterwards, the public space around the area will be
developed. This is an important step in the process. By starting off with
this public space, all residents will benefit from the creation of the CLT.
Although residents have to wait to join the CLT and have their home de-
veloped, they will still be able to use the developed public space. After
that, the growth model will gradually grow and fill the quadrant.

When the growth of the CLT is halfway the quadrant, there will be
an examination by executives of the CLT, the borough and the GLA to
check how it is going. When the decision is that the CLT growth model
works, the borough can decide to sell all remaining homes and acces-
sory land to the CLT, which will fasten the process of the last half.

When the CLT developed the quadrant, decisions can be made on the
existing public centre of the estate. The area could become part of the
CLT or remain the same. In both ways, the CLT can make agreements
on using the buildings and space more intensively for community acti-
vities, and the centre can be expanded. At the same time, the CLT can
decide to start densifying the estate by topping up the existing buil-
dings or filling in empty spaces to create more homes.

Conclusion

The community toolbox forms an important fundament for every
community that aims to set up a CLT. Every community lives in diffe-
rent conditions, thus the tools need to placed in context. It has to be
determined what the appropriate tools are, how they are used, and in
what order it will be done. For social housing estates, using a growth
model can be the perfect middle ground to implement a CLT. On the
one hand, decision can be made very quickly and development can
start quickly. On the other hand, because of its typology the size is not
determined and thus can be as large as the entire estate. Moreover, a
growth model is an appropriate tool in creating a CLT for areas where
it usually would take decades to set up a community-led project.

Figure 8.14
Development Timeline
2025 2030 2035 2040 2045 2050
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9 People’s Plan

From A Community Perspective

The People’s Plan is an urban design based on the needs and
demands of the community. It sets out the needed & desired inter-
ventions through the scales with a gradation of space, starting from
an apartment and working up to the entire estate. It functions as an
internal communicative tool to keep the community attached and
concerned. The goal of the People’s Plan is to give the community the
opportunity to make their own decisions about their home and living
environment. Moreover, the plan is created from a community per-
spective.

The input of the residents is crucial. Unfortunately, due to Covid-19
restrictions, it was not possible to visit the area and discuss with the
community. Moreover, the needs and demands of the community are
limited to focus group reports of Gascoigne East (2020a) and Gas-
coigne West (2020b) by Urban Symbiotics.

The interventions proposed in the People’s Plan are based on the
SWOQOT-analysis, literature and thus the focus group reports. The Peo-
ple’s Plan would be a long process of negotiation between urbanist,
architect and the residents, but this cannot be shown due to the ina-
bility to negotiate. Therefore, the Plan aims to be as transparent and
modular as possible. It does not intend to form a blueprint, but rather a
suggestion.
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Figure 9.01

Input & Process People’s Plan
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Priority vs Difficulty

The SWOT-analysis in Chapter 7 exposed the most important
elements in the Gascoigne Estate to consider when designing. The
SWOT was built up out of three pillars: the estate is undefined, dilapi-
dated, and excluded. Out of the analysis, nine goals are set for impro-
ving the quality of the area, as shown in figure 9.03. The goals justify
the interventions that will be proposed in the People’s Plan.

When implementing a CLT, it is important to stress that resources are
limited. Therefore, it must be determined what the essential elements
are that will improve the quality in the estate, and also how difficult
they are to implement. Throughout the People’s Plan, a priority-dif-
ficulty matrix will be filled in. This matrix explains the relation of the
priority and the difficulty, and explains which interventions are needed,
and which are desired.

On top of that, the People’s Plan should be resident-led, and thus
can the needs and demands vary. Therefore, the inverventions are
made as modular as possible to make them fit in every context.

difficulty —

priority —
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Figure 9.02
Priority-Difficulty Matrix
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Gradation of Space

In an estate with around 1500 homes and 3200 residents, interven-
tions have effects on different scales. Therefore, this People’s Plan
introduces a gradation of space consisting of five layers, from one
home to the entire estate. The relation of a resident with fellow resi-
dents and with space is different in every layer. Therefore, interventi-
ons will be done at every gradation. The gradation of space gives an
insight on what the residents want and need on every layer, providing
information for the architect and urbanist to design with. T The grada-
tion of space is carried out on the building that is listed as the starting
point of the CLT in quadrant 1, as displayed in figure 9.05. Finally, the
interventions on all gradations of space are collected and integrated
into a conclusion of the People’s Plan. This will form the base for the
Vision for the estate.

The story of the People’s Plan will be build up from the smallest sca-
le, because the plan is made from a community perspective. Starting
with a large masterplan will give questions to the residents: ‘What will
this mean for me and my home?'. A large vision could be too over-
whelming or lead to pretense improvement. Therefore, to make the
story and plan tangible, it starts from the smallest scale and builds up
towards to largest.

apartment

entrance

building

quadrant

estate

134

Figure 9.04
Gradation of Space

Figure 9.05
Location of the People’s Plan
with the gradations of space
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Apartment

The gradation of space starts with the smallest scale: the homes
of the residents. This layer proposes interventions on the seperate
apartments. One of the main goals of this project is to create quality
housing, and the current homes need adaptation to reach the ‘Decent
Homes Standard’ that is set in the UK.

In Figure 9.07 the priority-difficulty matrix is filled for the apartment
scale. One of the main goals for the estate is defining spaces by
creating interior-exterior connections and improving the public-priva-

te transitions. Currently, there is no connection between in and out, private define |
which also makes the function of the fenced exterior space unclear. exterior space froni& back |
Creating private exterior spaces is an essential element in defining the - Senee 3
spaces around the buildings, creating a gradual transition from private fences 1
to communal to public space. diverse 3
coimiumE vegetation |
To create these exterior space, the window frames need to be refur- spaces 1
bished. This intervention is also needed for reaching thermal insulation |
standards. A refurbishment of the bathroom and kitchen is necessary i clietee
to reach the Decent Homes Standard. The quality of the apartments | Com.n.“.mal
could be improved by opening up the floor plan by connecting kitchen 3 facilities
and living room for a window-to-window space, but this is less essen- }
tial. |
difficulty — 3
|
|
i parking
! attactical
| locations
|
open up 3
entrances :
|
| refurbish
l facades
|
|

priority —

Figure 9.06
Priority-Difficulty Matrix
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Current Floor Plan
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Figure 9.07
Current Floor Plan Apartments

138

Proposed Floor Plan

Figure 9.08
Proposed Floor Plan Apartments
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Current Situation Proposed Situation
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Entrance

For reaching a decent homes standard, not only the homes need an
upgrade, there are also interventions needed on the communal spa-
ces. Currently, the entrances are dark and tucked away. On top of that,
every staircase has two front doors with doorbell. This is an example
of the undefined spaces: it is unclear what the main entrance of the
building is, and thus there is also no clear communal exterior space.

The interventions aim to define a front and back entrance, to make
the space around understandable and usable. The main entrances

could be open up to the outside, but that does not have the highest define l
. . front & back w
priority. The communal entrances lead to exterior communal spaces entrance |
that are enclosed by the building and diverse vegetation to secure remove ;
social control and closeness. femEES |
diverse !
coimiumE vegetation |
spaces 3
l diverse
1 communal
: facilities
l
l
difficuty — . S
|
|
|
|
modify |
garbage :
collection !
open up :
entrances 1
| refurbish
T 1 facades
3 |
=
[«
l: :
Q..
Figure 9.16
Priority-Difficulty Matrix
define
reburbish
connect

142 143



Current Floor Plan Proposed Floor Plan
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Current Situation Proposed Situation

9.19 current situation 9.22 proposed situation
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Building

The interventions on the apartment and entrance layer have an
impact on the building layer. If all apartments get a garden or balco-
ny, this has an influence on the space around, and the refurbishment
of window frames and entrances have an influence on the building
envelope.

The entrances will be more defined, with a publicly visible main
entrance. The space around and towards the entrance needs to
strengthen this. The communal entrance should be made more en-
closed and the space and activities around the main entrance should
be more visible. By creating a gradation from private to communal to
public exterior spaces, the public-private transition will be smoother.
Furthermore, the spaces will be more defined and exterior-interior
connection will be improved.

Next to improved connections and transitions, the quality of the
space also needs to be upgraded. The garbage collection, which is
now chaotic and dilapidated, needs to be regulated, possibly combin-
ed with urban farming. The spaces need to be diversified with active
and passive communal spaces with diverse vegetation that ensures
enclosure. The space should be tailor made for the residents, and the
vegetation and transition should make sure the fences are not neces-
sary anymore.
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Current Plan
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Figure 9.27
Current Plan Buildings
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Proposed Plan
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Figure 9.28
Proposed Plan Buildings
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Current Situation Proposed Situation

9.29 current situation 9.32 proposed situation

Interventions Interventions

9.30 remove fences 9.371 modify garbage collection 9.34 add communal spaces

935 add urban farm with garbage collection

162 163



Quadrant

The design of the buildings and surrounding space needs to be over-
viewed at the quadrant scale, to oversee the connection between the
individual buildings and between the buildings and the public space
around. The visibility of the main entrances of the buildings benefits
from a good connection with the roads. Therefore, parking should be
placed at tactical locations where it does not block the view, but still is
as close to the buildings as possible.

The connection between the buildings and surroundings should
be made possible by an improved slow traffic infrastructure, with a
green pathway with bike route as showpiece. This bike route will flow
through all quadrants. Around these slow traffic routes public and
communal facilities should be implemented, which will be active and
diverse spaces.
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Current Plan

Figure 9.37
Current Plan Quadrant
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Proposed Plan

Figure 9.38
Proposed Plan Quadrant
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Current Situation

9.39 current situation
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Proposed Situation

9.40 proposed situation

Interventions

9.41 add green bike & pedestrian pathways

9.42 add public & communal facilities
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Estate

The interventions on the estate level overlap with many of the in-
terventions for the quadrant. However, on this layer there are already
existing public buildings that should be connected with the quadrants,
and the green pathways need to be placed in such a way that they
connect the quadrants with surrounding qualitative areas.

The slow traffic routes must lead to the two parks and the waterfront
for recreation and the city centre and train station for movement. The
public buildings can be used as community buildings where events
and activities take place.
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Conclusion

The People’s Plan gives insight in the needs and demands of the
residents. It is the one of the first steps for the community in reclai-
ming control over their homes and living environment. By working with
a gradation of space with the apartment as starting point, the commu-
nity can first decide what they want with their home, then with their
entrance area, and sofort. It works as a tool to keep the interventions
tangible and reasonable. However, although the tool starts with the
smallest scale, there can be made alternations when an intervention
on a small scale is holding back the efficiency of an intervention on
the larger scale. When there is friction, the urbanist should discuss
this with the community to decide what is most important, also looking
at larger structures.

This People’s Plan proposes interventions based on the focus group
reports, but these are limited. The drawing thus gives suggestions ra-
ther than creating a blueprint design. On top of that, this plan focuses
on one building to create the gradation of space. This does not mean
that the spaces around the building should be the same at every
building, because it should be tailor made to the residents and their
needs and demands. This willl also support the diversity of spaces in
the estate.

The People’s Plan forms the base for the Vision. Therefore, the chap-

ter concludes with an integration of all interventions into a diagram of
needed & desired interventions, displayed in figure 9.25
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Introduction

a [ ]
1 O VIS|On There seems to be no sense of responsibility to control and maintain

the buildings and public spaces in the Gascoigne Estate. It is dilapida-
ted, garbage bins roam around the area, and the public and communal
spaces are not used. However, the community is not the one to char-
ge. There is no sense of responsibility over the space, because there
is no space to be responsible of. The estate is aesthetically monotone
and anonymous. Communal spaces can better defined as fenced
grass fields that are owned and used by nobody. The tool that should
decline car movement (cul-de-sacs) has increased the car dominance
in the area. Moreover, the lack of responsibility has emerged by virtue
of the lack of space to be responsible of.

This project aims to counter further alienation and dilapidation with

a community land trust. A Vision and a People’s Plan are among the
most important tools for the community for creating a CLT. The Vision
is a formal translation of the People’s Plan. The layers of the gradation
of space are integrated in a holistic, multiscalar vision, based on the
interventions of the People’s Plan, the SWOT analysis, theory and the
focus group reports. The vision forms a spatial framework of the entire
estate that investigates structures and relations. It functions as an
external communicative tool to obtain external attention and support.

The chapter connects the conclusions of the SWOT-analysis with the
interventions of the People’s Plan by creating three design principles.
The design principles are the foundation of the vision, which contains
a vision map, visualisations and diagrams. The vision concludes with a
manifesto for a revival of the social housing community.

. sworT
people’s plan analysis people’s plan
quadrant 1 T quadrant 2
focus |
group i————  vision theory
reports !
people’s plan people’s plan
quadrant 3 i case | quadrant 4
 studies ! Figure 10.01

Input Vision
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Design Principles

The SWOT analysis exposed the strengths, weaknesses, opportunities
and threads in the Gascoigne Estate. The People’s Plan introduced
goals based on the analysis. Three design principles with accessory
interventions aim to achieve these goals. The define principle will
come forward in a patchwork of defined spaces, the refurbish principle
in the visualisations and the connect principle in the vision map.

define

One of the major issues in the Gascoigne Estate are the undefined
spaces. Because spaces are undefined, fences are needed to define
what is public, communal or private. On top of that, there seems no
relation between the different spaces. The buildings are placed on a
grass field with no exterior spaces. The grass fields are completely
fenced, with sidewalks around it. Most buildings are not visible due to
large parking lots in front. By defining the different spaces, they can
be used in the right way and fences will not be needed anymore.

refurbish

The estate is increasingly dilapidated. A lack of responsibility is
causing as lack of maintenance, and since the council decided to
demolish the estate, there is a lack of upkeep. On top of top, homes
are far away from the Decent Homes Standard, both sustainability-wi-
se and comfort-wise. The homes and public spaces need an update
in quality, which will be done through refurbishments. The reasoning
behind that is that demolition affects the climate and existing commu-
nities, as well as that the estate has a unique design concept of living
in green.

connect

The Gascoigne Estate is enclosed from its surroundings. It cannot
make full use of the two parks, the waterfront, train station, and town
centre. Therefore, the area has to be connected with and embedded
in its context. The estate needs to be accessible with all transport
modes, with a focus on walkability and public transport connection.
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Gascoigne Estate 2050

In 30 years, the Gascoigne Estate should be a
defined, refurbished, and connected area where
people live in quality housing with secure tenure.
The vision map in figure 10.03 mainly focuses in
the large scale implementation of the CLT and
the embedding in the surroudings.

The estate is divided in quadrants which grew
their growth models with a central community
hub and public space. Amidst the quadrants a pu-
blic centre provides the residents of daily needs
and amenities. Green pathways connect the area
at tactical locations (C) with qualitative spaces

Figure 10.03
Vision Map 2050
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A Green Pathway

10.04: entering the estate (up)
10.05: connecting spaces (right)
10.06: through public spaces (far right)

10.07: A Green Pathway Section (down)

quadrant 2

quadrant 1

barking abbey grounds

gascoigne centre

river roding waterfront

170 171



, the fences will not be necessary anymore.

This patchwork of defined spaces focuses on the relation between
different types of spaces. Currently, a fenced grass field divides the
buildings from public space. However, is it unclear how this inbetween
space should be used. The buildings do not have a connection with
the grass field, but it is also not accessible for the public. Because the
space is not defined, the fences are necessary. By defining the use
and function of the space

A Patchwork of Defined Spaces
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Figure 10.08
quadrant

A patchwork of defined spaces
public space

active space

communal space
private space
access routes

softening the

defined spaces. Around the buildings there are private gardens. These

Therefore, the gradation of space cooperates with a patchwork of
private gardens are linked to communal spaces. Communal spaces

overlap in diverse ways to create diverse transitions
public-private transition and making space usable.
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Layers of Space

S
Figure 10.04 Figure 10.06
Green pathway and new roads S Public and communal spaces in the quadrants
A green pathway forms a fast slow traffic route through the estate, connecting the quadrants All quadrants will have a recreational park, several playgrounds, sports fields, outdoor gyms,
with the each other, the public centre, and surrounding qualities. Cul-de-sacs are connected and and an urban farm that are accessible and safe. The public spaces will mainly be along the green
transformed into one-way-streets with tactical parking spaces to decrease the road width and car pathway, communal spaces will be more serene
dominance

Figure 10.05 Figure 10.07

Public buildings and spaces ' Private gardens and communal spaces around the buildings
The area will diversify by implementing community buildings, shops and other amenities, as well as All homes will have a private garden or balcony that looks out on a communal space that is enclo-
making use of the existing public buildings. The squares and sports fields around the school will be sed between buildings and vegetation

used for events and activities.
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A Healthy, Safe, and Inclusive Gascoigne

The Gascoigne Estate needs to make a shift to counter further dilapi-
dation and alienation. Demolition plans have been around the corner
for decades, which could lead to dispossession and displacement. Re-
sidents live in worsening living conditions with high tenure insecurities.
The introduction of a community land trust could be that shift towards
a revival of the social housing community. A CLT puts the community
first, and gives them a seat at the table in decision making.

The vision is a holistic and multiscalar spatial framework based on
the People’s Plan. The vision aims to solve structural problems while
simultanuously let the community decide how the space will be filled
in within this spatial framework. The vision aims to solve problems
and propose solutions for all residents, not just for the ones who are
joining the CLT first.

One of the main issues of the Gascoigne Estate are the undefined
spaces, which cause a lack of responsibility by the residents. An
undefined space withstands use, meeting, and social control. The
quality decline and lack of responsibility has caused a lack of trust and
community. A community land trust adresses these problems. In the
process of setting up the CLT, community organising and campaigning
is leading to a stronger and closer community that feels they have a
mutual interest of making their neighbourhood better. The introduc-
tion of the CLT provides the sense of responsibility: instead of an
undefined space that is not owned or used, it becomes a communal
ownership of the residents. The sense of ownership will increase the
sense of responsibility and spaces will be used and maintained more.
All'in all, the CLT will bring a sense of ownership, safety, and commu-
nity, which are among the most important elements of a quality living
environment.

A sense of ownership, safety, and community for the residents gene-
rates a healthy, safe, and inclusive Gascoigne. The community land
trust provides permanent affordability and tenure security, and makes
sure the community has control over their own living environment.
These elements are activating a revival of the social housing commu-
nity. A community that is not displaced, dispossessed, stigmatised, or
neglected, but a community that is living in quality housing with secure
tenure in a healthy, safe, and inclusive environment.
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Figure 10.14
Current Situation

Figure 10.14
Proposed Situation

Figure 10.14
Worst Case Scenario
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11 Conclusion & Reflection

Conclusion

This graduation project investigates how planning can be used to
revive the social housing community of the Gascoigne Estate in Lon-
don. The community is pressured by worsening living conditions and
awaiting demolition due to government plans. This dual pressure can
be lifted by implementing a community land trust in the estate, taking
the land out of the market, securing permanent affordability and tenu-
re security. The tenure model challenges trends of financialisation and
privatisation, while the community is able to reclaim control over their
lives and make use of their right to the city.

To fasten the negotiation process, the CLT will be implemented
as a growth model in quadrants. The seperation in quadrants make
the estate tangible, which eases community organising and setting
up a People’s Plan with the needs and demands of the community.
The quadrants work as seperate CLTs with an overarching board
that regulates the entire estate. This overarching board with elected
residents and professionals will create an encompassing vision for the
estate. Both a large and a small CLT has its advantages. The qua-
drants keep the CLT small and the community strong, the overarching
CLT secures the size and resources.

The Gascoigne Estate is severely dilapidated and is awaiting de-
molition. The area is enclosed from its surroundings, monotone and
mono-functional. There is a lack of responsibility, because there is no
space to be responsible of. Fences are needed to define the unde-
fined spaces around buildings. From a SWOT analysis, focus group
reports and literature the People’s Plan and Vision suggest interven-
tions to improve the quality of the estate. The People’s Plan works
with a gradation of space to build up a tangible story, that shows the
essential interventions in a transparent and modular way. The Vision
works from three design principles: define, refurbish, and connect, that
aim to achieve the goals that were set from the SWOT analysis. The
Vision forms a holistic spatial framework for the entire estate. Where
the People’s Plan works as an internal communicative tool towards
the residents, the Vision works as an external communicative tool to
obtain external support and attention.

The implementation of the CLT will increase a sense of community,
safety and community. Spaces will be defined by giving them clear
functions, creating interior-exterior connections and improving the pu-
blic-private transition. Through time, the CLT growth model will trans-
form the Gascoigne Estate into a safe, healthy, and inclusive area,
that created quality housing and secure tenure for the social housing
community.
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Reflection

on Methodology

This graduation project aims to revive the pres-
sured social housing community of the Gascoig-
ne Estate. The project combines three questions
(what-why-how) with the three steps of critical
planning by Marcuse (2009b). This results in a
holistic approach with both quantitative and qua-
litative research methods and both deductive
and inductive reasoning. The three questions and
planning steps keep the saw sharp and ensure the
project is evidence-based.

In the field of urbanism, the term ‘design’ does not
only cover the spatial domain. The Planning Com-
plex Cities Studio enlarges the notion of design by
not only designing physical structures or places,
but also processes, and organisations. Therefore,
this graduation project does not make the step
from literature research to spatial design, but ta-
kes an intermediate step to design the process.
This part of the design focusses on the implemen-
tation of a community land trust in the Gascoigne
Estate. When the process is designed, the project
continues to the design of physical structures in
the People’s Plan and vision.

A design is a strong communicative tool. In this
project, the People’s Plan works as a internal com-
municative tool, and the vision as an external com-
municative tool. It ensures transparancy to every
actor, which makes it an inclusive technique.

on Limitations

Although this thesis attempts to be as comple-
te and elaborate as possible, there are limitations.
This paragraph points out the limitations of the
research. The project addresses global problems
in the context of London, with focus on the hou-
sing crisis. The scope and complexity of these
problems make it inevitable to consider them as
given, with the project attempting to find solutions
on a smaller scale which contribute to the bigger
picture. The project tries to find compromises bet-
ween what is variable and what is given in the cur-
rent system and society.

182

Unfortunately, the understanding of the current
system and society is limited. | have not been able
to visit London through Covid-19 restrictions. In-
formation was only available through databases,
literature, reports and expert interviews. Fieldwork
was limited to Google Earth and Streetview. The
issue with spatial data, especially in an area that is
awaiting demolition, it can be shiftly outdated. The-
refore, the data used for this project is a snapshot
taken with the most recent data and it could chan-
ge through time.

Just as spatial data, a community changes over
time. The only information available about the
community were documentations, with the focus
group report as most important input. There was
no opportunity to discuss the concept of a CLT
with the community and if it is preferable to them.
On top of that, the spatial framework is mainly ba-
sed on research, instead of being able to discuss
space and design with the community.

on the relation of Research & Design

The thesis focussed on the influence of spa-
tial planning and design on the current situation
of the social housing community in London. This
influence is determined by theoretical and spatial
research. The research on financialisation, priva-
tisation, and regeneration forms the theoretical
backbone, explained in the context by the spati-
al research. Through design this project aims to
find a solution to the processes explained in the
theory. The spatial research forms the base of the
design. The end product is a vision that consideres
the influence of spatial planning and design on the
current situation of social housing and used the
research to propose alternatives.

The alternative proposed is a community land
trust, which is an already existing concept that
had to land in the context of this project. Design is
used as a tool to translate the concept by finding
common ground and making use of the circum-
stances in the area. The design of the CLT works
as a communicative tool for explaining the theory
of the CLT together with its spatial implications.

on Transferability

This thesis focuses on a specific city in a specific
time. However, that does not mean that the rese-
arch and outcomes cannot be translated into other
contexts. The theoretical part addresses global
problems and uses literature that is not focussed
on the specific context on this project. Processes
of financialisation and privatisation occur around
the globe, as well as the pressure on affordabili-
ty and spatial justice. The information gathered in
this project is transferable to other projects tack-
ling the same issues.

The design part of the project is also convertible
to other contexts. Although social housing is dif-
ferent in every country, every city has peripheries
where the urban poor resides, often oppressed by
authorities and private parties. Moreover, although
the project is site specific, the project provides ge-
neral suggestions and conclusions. A CLT could
provide a solution in every context, especially con-
sidering the versatility of the concept. However,
the uniqueness of a location is understood, and
thus that certain principles work in one place but
might not in another.

on the Role of the Urbanist

The role of the Urbanist varies per project and
situation, and even per person. One adapts to
the location, the planning system, and the pre-
sent and future actors. The urbanist recognizes
disparities and conflicts arising from the distribu-
tion of spatial resources across communities and
territories. Its role is to move flexibly within the
governance triangle (Rocco, 2020b) and support
the oppressed. This graduation project recognizes
the unequal provision of adequate housing and
the inability for people to make use of their right
to the city, and therefore the role of the urbanist
is to stand up for the oppressed local population.

This project deliberately makes the role of the ur-
banist very explicit. It is named in the conceptual
framework, as well as in the roadmap towards revi-
val. The urbanist aims to empower the local popu-
lation and translate their needs and demands into
a vision. This vision is used to mediate decision
makers and to obtain external support, attention,
and awareness for the situation of the local popu-
lation, as well as proposing an alternative. The pro-

ject aims to contribute to a more equal provision of
housing, integrating social, cultural, economic, and
political perspectives with the natural man-made
conditions in order to shape and plan for more
sustainable development.

on Scientific Relevance

The problem field of this graduation project is
elaborating on two major drivers of unequal cities.
Globalisation and financialisation have caused ine-
quality and spatial injustice, especially in metropo-
litan areas where land and homes are scarce. The
New Urban Agenda by UN-HABITAT presents a
paradigm shift based on the science of cities and
lays out standards and principles for the planning,
construction, development, management, and im-
provement of urban areas. It works as an acce-
lerator of the 17 Sustainable Development Goals
(UN-HABITAT, 2015). In 2016, Habitat Ill placed
SDG 11 central: Make cities and human settle-
ments inclusive, safe, resilient and sustainable.

This project aims to contribute to SDG 11 by
implementing a community land trust. The New
Urban Agenda named CLTs among the ‘policies,
tools, mechanisms, and financing models’. The
CLT movement is at an intersection of two wor-
Id-wide movements for social change, especially
at locations where lower income residents have
high tenure insecurities in deprived living conditi-
ons. In cities grabbed by international capital CLTs
are also being championed by the movement for
a right to the city. This graduation project aims to
broaden its potential by implementing it in a social
housing estate, a scale that a CLT barely touched
to date.

Literature on social housing acknowledges the
worrying situation, but often does not propose al-
ternatives. By implementing the CLT, the project
zooms in to the neighbourhood and human scale.
It contributes to urban planning, design, and theory
in finding inclusive planning tools for sustainable
cities and communities. The project is exploring
alternative concepts, lines of thought and menta-
lities in order to boost for change. It is also a call
for awareness and flexibility from all actors, from
the local population to decision makers. In doing
so, it connects closely to SDG 3, SDG 10, and, as
mentioned, SDG 11, see figure 11.2 (UN-HABI-
TAT, 2020).
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on Societal Relevance

London is unhooked from its context. It became
a theatre for international capital, and the skyroc-
keting land values and housing prices are creating
a survival of the financially fittest. Local, low-in-
come residents are being pushed out of the city.
They lost their voice in decision making in the city,
creating an unbalanced governance. The loss in
right to democracy is not the only right to the city
the local population has lost. Although London
Plans have ambitious plans in affordable and in-
clusive housing, the city does not seem prepared
for this challenge. In the current housing system,
new homes are likely to disappear into a black
hole of speculative demand.

Adequate housing is not provided by the market,
thus this graduation project proposes an alterna-
tive concept to reclaim homes for the community.
In ‘The Revival of the Social Housing Community’
the local population is placed central. The commu-
nity decides how they live and decide democrati-
cally how the public space is designed. Moreover,
the community is reclaiming their right to the city.
On top of an empowerment of the community,
the project provides tools to revitalize the built
environment and improve the quality of life of its
residents. Social housing residents have lived with
tenure insecurities since the 1980s awaiting the
demolition of their homes, often leading to their
displacement. The reclaimed control also means
that residents decide themselves what happens
with their homes, which delivers tenure security.

By giving residents the responsibility of their
space, they can tackle the stigmatisation on the
social housing community. Social housing is seen
as a tenure of last resort, the estates are seen as
dilapidated sites full of crime and disorder. Since
most actors only shape and respond to negative
images and do not challenge them, the residents
have the chance to challenge them themsel-
ves. Furthermore, the project contributes to the
de-stigmatisation of social housing estates and its
residents. Building a stronger community with fair
payments and democratic decision-making deli-
vers an inclusive neighbourhood with a sense of
community, safety, and ownership.
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on Ethical Considerations

This thesis aspires to be as transparent, elabora-
te and ethically responsible as possible. Neverthe-
less, there are ethical considerations to be menti-
oned. The first issue is my social and educational
background, which gives me social, cultural, spati-
al, and political prejudices. | am Dutch and educa-
ted at the TU Delft. The Netherlands is a country
with a ‘strategic’ planning structure, whereas the
UK uses a ‘policy’ planning structure. The TU Delft
stimulates a holistic approach to Urbanism, in the
UK it is more separated. | would like to mention
that | am not attempting to impose my knowledge
to change the planning structure in the UK by cre-
ating a vision for a strategic project, but rather fit-
ting the strategy into the local conditions. | strive
to translate my knowledge to create suggestions,
with respect to the existing planning system.

Political preference, educational background,
and social environment influence the project. The
knowledge that | have built up through this year is
mainly based on existing, often opiniated research.
This gives a prejudice to what type of literature |
am searching for and using for this project. Fu-
rthermore, | am using literature that critisizes global
systems and exposes global issues, e.g. critique on
capitalism and the financialisation of housing and
discussing housing crises and inequality. Nevert-
heless, when taking the position of an activist with
the aim of standing up for the deprived, a coloured
position is hardly evitable. This is strengthened by
my personal interest and prior work in finding so-
lutions for the situation of social housing.

With the strategic project in the Gascoigne Esta-
te | aim to suggest a revival of the social housing
community, empowering them to control their own
lives. However, that does not mean | intend to
change the people. | respect the local community
and systems. The project suggests improvements
without harming the residents, creating aware-
ness for alternative options. The project makes
elaborate analyses and draws conclusions in its
spatial framework. However, with drawing the con-
clusions, | do not suggest that my project forms a
complete understanding of how the system works
and how it should be working. The conclusion pro-
poses alternatives for the local population and de-
cision makers.
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Figure 11.2: Sustainable Development Goals (United Nations, 2020)
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Appendix 1
Theory Essay

The stigmatic ignorance on
social housing in London

Abstract

Severe housing crises are tormenting cities around the world. In the rise of neoliberalism,
the financialisation of housing caused a depletion of social housing, making it a symbol of
failure. It became a tenure of ‘last resort’, creating a problem image on the areas. This paper
reviews literature on the causes and effects of social housing in London and which actors
are involved in the process of stigmatisation. Actors are involved in three ways. responding,
shaping, and challenging images, with most actors shaping images. The main issues are the
ignorance of authorities and lack of knowledge on the estates by outsiders. They cause two
types of stigma: socio-spatial stigma (stigma on residents and estates) and political stigma
(structural stigma by authorities). Stigma makes residents internalise their negative image,
causing a spiral of decline. This intensifies inequality and low self-esteem, and it decreases
opportunities for the residents. The paper concludes that structural change to the status quo
is needed. The creation of community organisations is a good start in tackling stigma, re-
cognizing the power of the community as well as the need for a policy framework. A strong

community forms the base in bringing stigma to a hold.

Keywords

Stigma; Stigmatisation, Image,; Social housing, London.
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Introduction

Severe housing crises are tormenting cities
around the world. In the 1980s, in the rise of neoli-
beralism, a process of financialisation of housing
started, transforming housing into a financial as-
set (Rolnik, 2018). Neoliberalism reinforced the
free market, with large competition for land and
privatisation of property as result. On top of that,
neoliberal planning aimed to regenerate the urban
environment, removing crime and disorder. It was
assumed that quality of life and income levels of
the local population would rise through regene-
ration, but in practice it increased inequality and
reduced the amount of social housing (Campkin,
2013). In Western European cities, social housing
became a symbol of failure. It was seen as a tenu-
re of ‘last resort, creating a problem image on the
areas (Power, 1998).

Most social housing in the United Kingdom was
built after WOII, when there was a high demand.
They were mainly concentrated in large, moder-
nistic, estates. These well thought-out areas cur-
rently have the worst image. It obtained this ima-
ge through crime and disorder, vacancies, high
turnover rates, and a problematic exploitation
(Wassenberg, 2004). On top of that, these estates
obtained a stigma. Stigma plays a distinct role in
a spiral of decay, intensifying the already existing
problems (Wassenberg, 2004). At first, only the
most disadvantaged social housing estates were
stigmatised. However, stigma is expanding to be
an issue for social housing in general (Dean &
Hastings, 2003). Social housing used to be a re-
source to facilitate decent housing for people who
could not afford an owner-occupied home, but is
now seen as a problematic tenure that highlights
welfare dependency (Jacobs & Flanagan, 2013).

Thus, social housing is harshly stigmatised. This
essay will review literature on the causes and
effects of this stigma and who is involved in the
process of stigmatisation. It focuses on social hou-
sing in London, since London has many stigmati-
sed social housing estates (Watt, 2020). To inves-
tigate this, the following research question is put
together: What are the causes and effects of stig-
ma on social housing in London and which actors
are involved in the process of stigmatisation? First,
the terms stigma and stigmatisation will be defin-
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ed. Second, the related concept of identity and
image will be explained, also showing the various
actors who are involved in the process of creating
and maintaining a certain image which creates a
stigma. Two types of stigma on social housing are
recognized out of the actor analysis: socio-spatial
stigma and political stigma. These two sections lay
out the effects of stigma on social housing. Lastly,
the discussion explains the complexity of tackling
stigma and provides suggestions on how to move
forward.

Defining Stigma

Stigma is defined by the Oxford Dictionary (2020)
as “a mark of disgrace associated with a particular
circumstance, quality, or person” with stigmatisati-
on defined as “The action of describing or regar-
ding someone or something as worthy of disgrace
or great disapproval’. Stigma is mainly explained
as a social phenomenon, shaped by cultural be-
liefs and the structure of society and based on
anecdotes, generalisations and stereotypes (Ja-
cobs & Flanagan, 2013). It is primarily seen as
an individual problem, as what one individual does
to another individual (Tyler & Slater, 2018). Most
research on stigma was quantitative, aiming to
measure, classify, and quantify stigma. These stu-
dies have a tendency to understand stigma as sta-
tic attitudes, instead of a dynamic process (Tyles
& Slater, 2018). Pescosolido and Marten explain
the relation between stigma and stigmatisation:
‘Stigma [..] is the mark, the condition, or status that
is subject to devaluation. [..] Stigmatization is the
social process by which the mark affects the lives
of all those touched by it’ (2015: 91).

Bos et al. (2013) created an overview of typo-
logies of stigma. They recognize public stigma,
self-stigma, stigma by association, and structural
stigma. Public stigma is understood as individuals
stigmatising other individuals based on anecdo-
tes, generalisations, and stereotypes. Self-stigma
is understood as the social and psychological im-
pact that stigmatisation has on its receiver. Stigma
by association refers to the social and psycholo-
gical reactions to people who are associated with
a stigmatized person. The fourth type, structural
stigma, is about how institutions and ideologies
legitimize a certain stigmatisation. In the subject of

social housing stigma, these four types of stigma
can be narrowed down to two types: socio-spatial
stigma and political stigma. Socio-spatial stigma is
the stigma that the residents and the community
obtain for living in social housing, as well as stig-
ma on an estate. Political stigma is understood as
structural stigmatisation by authorities.

Stigma was mainly understood as a social phe-
nomenon, thus most literature on the topic cover
socio-spatial stigma. Political stigma has been a
focus point for more recent literature. Tyler and
Slater (2018) suggest to rethink stigma as a mul-
tiscalar problem, with disenfranchisement in va-
rious forms and locations: A ‘heterogeneous sys-
tem’ from the individual to the society and from
molecular to the geographic and historical, which
constructs, labels, and translates differences into
marks. They demonstrate that stigma power is a
vital form of exploitation to capital accumulation, it
is used by individuals, communities and the state
to create and recreate inequality.

Stigma crept into the minds of people, and it be-
came a subtle way to discriminate and exclude.
Anxieties and hostilities are channelled towards
the groups of the population who draw on scarce
resources of the state (Tyler, 2013). One of these
resources is housing. Housing and territorial stig-
ma is a severe problem in cities. Social housing is
understood as a cause of crime, social disorder,
and welfare dependency due to its characteris-
tics and its residents (Jacobs & Flanagan, 2013).
Taylor (1998) created a cycle of labelling and
exclusion in social housing, displayed in Figure

1. Processes of stigmatisation are closely linked
with processes of inequality and exclusion, especi-
ally looking at housing. Housing stigma cannot be
seen in isolation, there has to be an understanding
of a broader historical, social, and material context
(Smets & Kusenbach, 2020). Several processes
of stigma, like stigmatisation of poverty and race,
work together to heighten inequalities (Tyler &
Slater, 2018). Stigmas are created through ima-
ges, which will be discussed in the next section.

Image

A pioneering study by Kevin Lynch (1960) figured
out how people experience a city and that every-
body has a corresponding set of mental images of
that city. He argued that the appearance of a cer-
tain space gives meaning to identity. Identity and
image are related concepts to stigma. Negative
external images lower a reputation of an area and
increases internal problems (Wassenberg, 2004).
Problem images on social housing estates origi-
nated in the 1930s when they were created as a
slum clearance area. These images deteriorated
through crime, drug problems, and social disorder
(Dean & Hastings, 2003). Thus, Lynch (1960) sta-
ted that the appearance of a certain space gives
meaning to identity. Most post-war social housing
estates in the United Kingdom are large, anony-
mous, and do not have enough differentiation,
which causes a lack of identity and imageability.
According to policy-makers these estates need
more variation, as diversity makes for quality (Was-
senberg, 2004).

Figure A1.1: The cycle of labelling and exclusion of social housing. (based on Taylor, 1998: 821)

social housing is seen as a failure and
becomes a tenure of last resort

those who can leave social housing and
are replaced by those with least choice

residents accept and internalise
this image, lose self-esteem

outsiders give social housing a negative
image and strengthen sense of failure
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As mentioned in the introduction, it was assumed
quality of life and income levels will rise through
regeneration. It also aimed to develop public re-
lations and marketing activities, in order to im-
prove the image of social housing estates (Has-
tings, 2004). However, views of places, objects,
practices, and moral character become diverged
and support each other over time (Smets & Ku-
senbach, 2020). Even after regeneration, peop-
le mainly consider the large, anonymous blocks
without differentiation as an accurate representa-
tion of the estates (Dean & Hastings, 2003). Many
social housing estates in London are stigmatised,
and this stigmatisation is mainly discordant from
how residents’ experience of their own neighbour-
hood (Watt, 2020). This is causing is mismatch
between the internal and external image or repu-
tation of the area. Even though the internal image
of the area is improving through regeneration, the
external image is still based on simple, outdated
stereotypes (Wassenberg, 2004). Various actors
play a role in the creation of these images, which
will be explained in the following section.

Actors

Hastings (2004) investigated the causes of stig-
ma on social housing, and the actors behind it. She
carried out a survey on the perception on three so-
cial housing estates in the United Kingdom: Cast-
le Vale in Birmingham, Pilton in Edinburgh, and
Meadow Well in North Tyneside. It elaborates on
creating, maintaining, and tackling stigma through
actors responding, shaping and challenging ima-
ges. First, actors respond to images, which can be
simple reactions to an estate’s image such as not
visiting the area. Second, actors shape images,
placing certain people or areas in a positive or ne-
gative light. Third, actors challenge images, being
involved in activities to tackle a negative image.
Appendix 1 contains a set of actors involved in the
process. It shows that the majority of the actors
are involved in responding to and shaping, but not
in challenging images. On top of that, almost all
actors are shaping images. Thus, a range of actors
create and maintain stigmatised images on social
housing.

An important actor in the process of shaping ima-
ges, especially about housing, are estate agents.
They have the power of shaping images by convin-
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cing house-seekers where and especially where
not to live. They often have a negative image on
social housing estates. This image is mainly ori-
ginated out of stereotypes and ignorance, estate
agents were unaware of recent regenerations.
Stigma can play a role in holding agents back
from updating knowledge of the estates (Dean &
Hastings, 2003). This creates a vicious circle of
stigma.

Hastings (2004) also emphasized on the role of
the media. The media can fuel the growth of stig-
ma, and it reaches the entire population. For them,
it is much more appealing to write about junkies
than about the problem people have moving out of
state funding (Dean & Hastings, 2003). The most
exciting stories about social housing are the ones
which show them in a negative light. This negative
light make reputations remain. Even when areas
are changing, journalists can use old footage. Pa-
radoxically, the media can play an important role
in portraying disadvantage, acquiring awareness,
and encouraging action (Jacobs & Flanagan,
2013). But even positive news can be interpreted
negatively, such as projects to reduce crime and
drug use. It seems a positive project, but it can also
work as a confirmation for certain images. Making
the problems explicit also increases the attention
and that could increase the process of shaping
images. Second-hand, often out-dated stereoty-
pes and false characterizations circulate in mass
media and popular culture (Smets & Kusenbach,
2020).

Besides estate agents and the media, Hastings
(2004) had respondents in various other discipli-
nes. The respondents could be divided into nor-
malisers and pathologisers. Normalisers do not
characterize the residents of the estates as dif-
ferent than the general population. They rather
blame external factors for the estates’ problems.
Pathologisers blame internal factors for these pro-
blems, they claim that the misfortunes of the poor
are their own mistake. The pathologisers based
their opinion mainly on second-hand knowledge,
since they tended not to have direct knowledge
on the estates. Residents who wished to lea-
ve the estate were less likely to be embedded
in the community of the estates. Many external
actors were not familiar with transformations of
the estates, partly due to a low accessibility and

lack of public services in the area, and thus they
tended to be unaware of the opportunities of the
estates (Dean & Hastings, 2003). There is a major
stigmatic ignorance on social housing by external
actors, stigmatising the estates and its residents
based on out-dated stereotypes and generalisati-
ons, and unwilling to gain knowledge or insight on
the actual situation.

Socio-Spatial Stigma

The negative image on social housing is causing
an increasing polarisation between good and bad
areas, with a spatial concentration of a ‘poor un-
derclass’ (Wassenberg, 2004). This is affecting
the educational, economic, and social opportuni-
ties of the residents (Hastings, 2004).

The development of stigma and bad reputations
is crucial in the deterioration of social housing
estates (Stewart et al, 2001). These estates are
experiencing backlash, with increasing unemploy-
ment and worsening symbols of decline (Taylor,
1998). Wassenberg (2004) created a table with
examples and consequences of stigma in social
housing estates. These consequences all contri-
bute to deprivation of the area and lower living
standards.

Programmes or articles about the area focussing on
crime, drug abuse, pollution, etc.

Programmes or articles about crime, drug abuse, pollu-
tion, etc. using the area as a case

Visible pollution, graffiti, vandalism, drug addicts han-
ging around, etc.

Vacant houses, empty shops

Poor schools

Friends, relatives and colleagues are reluctant to visit

Services won't deliver, taxis won't come to the area

Shortages of doctors, teachers, etc.

Discrimination on labour market

Higher insurance premiums; credit and financial servi-
ces are denied

Advertisements for easily available houses

Property values lag behind

Table 1: Examples and consequences of stigma
on social housing (based on: Wassenberg, 2004:
226)

The survey done by Hastings (2004) exposes
stigma on the residents, blaming them for alcohol
and drug abuse, irresponsibility and even lack of
intelligence. Pathologisers fuse poverty with so-
cial housing, claiming all social housing residents
to be poor, and likewise claiming all poor people
are living in social housing. In London, this patho-
logical discourse is dominating among the popu-
lation (Jacobs & Flanagan, 2013). The residents
of these neighbourhoods experience denigration,
including stigmatization, exclusion, extreme sur-
veillance, criminalization, and exposure to violence,
crime, and disorder (Smets & Kusenbach, 2020).

Residents of these estates are being seen as
scum or dross, as soon as they explain where
they come from (Hastings, 2004). They are being
stigmatized, just for living in a stigmatized neigh-
bourhood. Even areas where people are living well
have to cope with negative associations (Wassen-
berg, 2004). Being labelled as failures by society,
people tend to accept and internalise this image.
The process of internalisation is decreasing life
satisfaction and self-esteem, creating self-stigma.
They are trapped in a spiral of decline. Unemploy-
ment, job security, low incomes and low welfare
rights, reinforced by self-stigma, has led to an in-
crease of chronic stress of the residents. People
will not seek help, because they are ashamed of
their situation and afraid of what people may think
(Tyler & Slater, 2018). However, when the resi-
dents themselves start believing in the stigma, it
will strengthen the validity of the stigma that was
created by outsiders in the first place (Smets &
Kusenbach, 2020).

Wacquant et al. (2014) discussed negative social,
material, and emotional impacts of stigma on the
built environment. They argued that internalised
stigma causes decline in mutual solidarity, incre-
ase of fragmentation, shrinkage of institutional
support, and lacking opportunities. Residents are
unable to escape and become trapped in stigma-
tized spaces. Those who are able to escape, are
likely to do so. Although this seems to be the best
outcome for the individual, it strengthens the spi-
ral of exclusion for the ones still trapped (Taylor,
1998). This results in the cycle of labelling and
exclusion, as displayed in Figure 1, with stigma-
tization, internalisation and exclusion reinforcing
each other (Wacquant et al, 2014).
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It is difficult to get rid of a stigma, and only re-
generation of the neighbourhood is not sufficient
to shift the negative reputation. Campkin (2013)
claimed the ineffectiveness of regeneration for
existing residents, increasing inequality and exclu-
sion. Regeneration investment mainly consists of
gentrification, leading to displacement and social
polarisation (Dean & Hastings, 2003). Examples
of social housing estates that are gentrified and
thence increased stigma, demonstrate how stig-
matisation and gentrification are thoroughly intert-
wisted (Tyler & Slater, 2018). An important step in
getting rid of a negative image is the development
of confidence and capacity of the estate and re-
sidents themselves. The estates need to generate
momentum (Taylor, 1998). Although this step can
be done from bottom-up, the help of authorities is
still crucial in this process.

Political Stigma

The help that social housing residents and estates
need is not always given by authorities. Stigma-
tisation is not only performed by individuals, also
by the state. Tyler & Slater (2018) claim that stig-
ma should be revised as a bureaucratised form
of violence, regularly stimulated from above. Stig-
matisation is often seen as a process executed
by individuals, rather than a motive of authorities
within an economy of capitalist accumulation.
“Stigma power works as a productive and con-
stitutive force which enables ‘the structures, me-
chanisms, and justifications of power to function”
(Foucault, 2008: 85). The problems of inequality
and injustice have developed in the wake of ne-
oliberalism. A stigma works as a justification for
the reproduction of inequality and injustice. Neoli-
beral governance attempted to manage the beha-
viour of society through stigma strategies which
indoctrinate humiliation and shame (Tyler & Slater,
2018). Neoliberal governments aimed to reduce
dependency on the state by privatising social hou-
sing. Social housing was viewed by authorities as
a failed system. Authorities making this ‘failure’ ex-
plicit reinforced the cycle of exclusion.

Stigmatisation by authorities also takes place in
London. London estates suffer from disinvest-
ment and increased ignorance as they await de-
molition in regeneration processes (Watt, 2020).
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The state, Greater London Authority and local
boroughs show a support for private investors
and a withdrawal of social welfare support (Tyler
& Slater, 2018). The most relentless is the reali-
sation of the 'sink estate’. Invented by journalists
and converted into a political term, the sink estate
is used for social housing estates with high levels
of problems. It signifies that these estates create
poverty, unemployment, welfare dependency, ir-
responsibility, and anti-solidarity. The term has be-
come a symbol for justification of policies against
the suffering social housing sector (Slater, 2018).

Stigma on the ‘sink estates’ have caused a ma-
jor reduction in subsidies for social housing and
policies prioritising disadvantaged groups. The
underinvestment created a large reduction in the
social housing stock (Jacobs & Flanagan, 2013).
The stigma on the estates is passed on to the re-
sidents. The dilemma in tackling this stigma is the
lack of funding and the stresses this has gene-
rated, but more is needed to tackle the negative
image of social housing. Putnam (1993) argued
the importance of ‘social capital, the networks,
capacity, and experience through local organisa-
tions. A shift must be made to a more cohesive
process with participation in discussions, inter-
rogating unequal socio-economic structures and
power relationships (Jacobs & Flanagan, 2013).

Discussion

There is a mismatch between the image on the
estate and the real situation. The stigma of a ‘large
underclass’ of people ‘“trapped’ in social housing
estates with dreadful conditions has caused a vast
reduction of funds (Tyler & Slater, 2018). Social
housing tend to not really get rid of their stigma,
mainly due to ignorance by authorities and a lack of
knowledge of outsiders (Dean & Hastings, 2003).
Stigma needs to be made explicit to generate dis-
cussions, but paradoxically, by making it explicit,
the negative images can be reinforced and inter-
nalised (Jacobs & Flanagan, 2013). The estates
cannot be regenerated like any other place, be-
cause stigma is a vast obstacle in the transmission
of messages (Dean & Hastings, 2003).

Stigma also works as a barrier for the improve-
ment of education and employment opportunities.
Policies stimulating diversity and social mix rely on

the discourse of social housing as a problematic
tenure, rather than a construction that delivers
security and shelter. Anxiety over the absence of
diversity feeds ongoing stigmatization (Jacobs &
Flanagan, 2013). On the long run, social mix and
diversity may be the best solution. However, social
mix on itself does not imply a mixed community, it
could even lead to polarization. This is what hap-
pens with gentrified areas. But without social mix,
the created social capital could be eroded, since
successful residents still would leave the area and
will be replaced again by the people who do not
have a choice, maintaining the negative image
(Taylor, 1998).

Challenging negative images and stereotypes is
essential in any solution. It would require signi-
ficant change to the status quo from the top to
the bottom line (Jacobs & Flanagan, 2013). First,
stigma has to be made explicit, without creating
a negative spiral of increasing stigma. Campaigns
have been done challenging the ill-informed ima-
ge on social housing. The digitalisation and up-
coming of social media can support these cam-
paigns, but it needs to be considered that social
media can also work negatively by its judgmental
nature. There has not been a sufficient amount of
these campaigns done yet, so there is potential.
Second, it would be desirable for authorities to un-
derstand the benefits of social housing as a tenure
delivering shelter and security for the lower inco-
me class population, committing funds to expand
the sector and increase the quality of the buildings
and its surroundings (Jacobs & Flanagan, 2013).
An increase of quality could lead to an increase
in opportunity for the residents. It would also be
more attractive for services to locate in the area,
creating a more diverse and socially mixed area.

An increase of services and diversity would make
an area more attractive for outsiders to visit, and
these outsiders are the ones with the most severe
stigma on social housing areas. However, with an
increase of quality there is always the danger of
an increase of value and competition. Therefore,
it needs to be assured that a sufficient amount of
social housing will remain, a process authorities
should control. Appropriate redevelopment could
reduce ‘concentrations of disadvantage’, without
dispossessing and displacing social housing (Ja-
cobs & Flanagan, 2013). Appropriate redevelop-

ment also contains an improvement of the imme-
diate setting, a renovation of the buildings and
semi-public spaces, as well as an upgrade of the
wider surroundings (Wassenberg, 2004).

Taylor (1998: 825) created three suggestions in
tackling stigma in social housing estates:

- building confidence and ‘social capital’ on the
estate, so that residents no longer see themselves
and their neighbours as failures;

- building new relationships with outsiders: ser-
vice providers; decision-makers; the media;

- developing jobs and assets that bring money
and people onto the estate and create stronger
links between the estate and the outside world.

The three suggestions touch both socio-spatial
stigma and political stigma, as well as the main
actors in the creation of stigma. All actors should
take initiative from their perspective. Authorities
should put incentives in place to encourage resi-
dents into employment, which could reduce their
reliance to welfare support (Jacobs & Flanagan,
2013). The second suggestion, building new re-
lationships, is a tough task for the individual. But
through campaigns, funding, and a strong com-
munity this could enhance. Public relations, me-
dia advocacy and marketing create an insight in
the area, its residents and its potentials (Dean
& Hastings, 2003). The involvement of the local
community and the individual is important in the
creation of a positive image. It gives them respon-
sibility, which has a positive impact on itself, chal-
lenging the dependency of the residents (Taylor,
1998). The involvement of communities can be
done through community-based housing manage-
ment. There is a growing number of community
development trusts and community regenerations
organisations in the UK, which are starting to work
as an umbrella for local enterprise and capital that
can assist other community-based activities. This
type of management recognizes the qualities of
bottom-up and top-down, namely the power of the
residents and the need of a national policy frame-
work (Taylor, 1998).
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Conclusion

This paper aimed to review the causes and effects
of stigma on social housing and the actors involved
in the process of stigmatisation. First, the terms
stigma and stigmatisation were defined. A stigma
is a negative association, experience and langua-
ge. It is a social phenomenon, based on anecdo-
tes, generalisations, and stereotypes. Where stig-
ma is the mark, condition or status, stigmatisation
is the social process by which stigma influences
the lives of those affected by it. Stigmas are crea-
ted through images. Social housing has a negative
external image, the areas were seen as a failure.
Negative external images lower a reputation of a
neighbourhood and increase internal problems,
and eventually increase inequality. Various actors
have created this negative image. There are three
ways how actors are involved: responding, sha-
ping, and challenging images. The majority of the
actors are involved in responding and shaping, but
not in challenging the images. Thus, a range of
actors create and maintain stigmatised images on
social housing.

The negative image on social housing resulted in
two types of stigma. Socio-spatial stigma is the
stigma that the residents and the community ob-
tain purely for living in social housing, as well as
the stigma on an estate by outsiders. The image
on social housing is causing an increasing polari-
sation between good and bad areas. This is affec-
ting the educational, economic, and social oppor-
tunities of the residents. Being labelled as failures
by society, people tend to internalise this image,
which causes a decrease in life satisfaction and
self-esteem. The process of internalisation, on top
of an increasing negative image by outsiders, is
creating the second type of stigma on social hou-
sing: political stigma. This is understood as struc-
tural stigmatisation by authorities, intensifying the
spiral of decline in social housing, both on the re-
sidents as on the quality of the built environment.
The most severe political stigma is the creation of
the ‘sink estate’. The term has become a symbol
for justification of policies against social housing,
causing large funding cuts in the sector.

The main issues of social housing stigma are the
ignorance of authorities and lack of knowledge on
the estates of outsiders. A fundamental change
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of the status quo is needed in tackling stigma. It
would be desirable if authorities acknowledge the
benefits of social housing as a tenure delivering
shelter and security for the lower income class
population, which could lead to an increase of
funding. This funding can be used to enhance the
buildings and its surroundings. On top of that, so-
cial housing estates should build confidence and
social capital; should build new relationships with
outsiders; and jobs and assets should be develo-
ped that bring money and people to the estates.
Through campaigns, funding, and a strong com-
munity the relationship with outsiders and the me-
dia can be enhanced, creating opportunities and
tackling stigma. The creation of community de-
velopments trusts and community regenerations
organisations has been a good start in tackling
stigma. A strong community creates responsibility
for the residents, and the self-awareness they are
able to be independent. Together with an impro-
vement of the buildings and surroundings of so-
cial housing estates, stigma could be brought to
a hold.

Limitations

First and foremost, | would like to mention that the
suggestions | give on tackling stigma do not mean
| have a complete understanding of the complexity
of stigma, or about the social housing situation in
London. They are based on literature and analysis
which | have read and done in the last months. On
top of that, a number of sources is more than fif-
teen years old, and therefore do not give an insight
in the current situation. However, the theories can
still be used, especially combined with sources
which are recent.

The research is focusing on social housing stig-
ma in London. However, case studies have been
used which are not located in London. The UK
has many social housing estates which have si-
milar problems, and most are being stigmatized.
Thus, although some case studies are not located
in London, they still give helpful information for the
understanding of stigma on social housing. Howe-
ver, it would have been more appropriate if all case
studies were located in London, also to compare
the different estates within London and investiga-
te the similarities and differences between them.

This can be an recommendation for further rese-
arch.

Lastly, | would like to mention that there are large
variables in the creation of stigma which, due to
the size and timeframe of this project, cannot be
covered. The housing crisis in London is too lar-
ge and dynamic to tackle. Therefore, a snapshot is
taken out of the literature and the paper is based
on that snapshot. On top of that, there are current-
ly two complex events and processes happening,
namely the Brexit and Covid-19. These could not
be considered due to a lack of research on these
topics in relation to stigma. But it can be stated
that these events have an influence on the econo-
my, and the economy has an enormous influence
on social housing. Unfortunately, this could not be
considered for this essay.
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Appendix 2
Graduation Plan

Graduation Plan: All tracks

Personal information

Name

Jort van den Broek

Student number 4458028

Studio \

Name / Theme Planning Complex Cities

Main mentor Arie Romein Spatial Planning & Strategy
Second mentor Leo van den Burg Urban Design

Argumentation of choice
of the studio

The starting point of my graduation project is the situation
of social housing in London, and the growing inequality
between rich and poor in the city. The Planning Complex
Cities studio focuses on challenging inequalities and
spatial injustice. I want to address the social, spatial, and
governance inequalities the social housing crisis brings
forward. The interaction between these three domains is
an important point of investigation in the graduation
studio. On top of that, I like the multi-method and multi-
scalar approach this studio practices, and I would like to
apply that in my project.

Graduation project

Title of the graduation
project

The Revival of Social Housing:
Providing secure tenure and quality housing for the urban
poor

Goal

Location:

strategic project location: Gascoigne Estate
borough: Barking & Dagenham
city: London

The posed problem

Neoliberalism reinforced a process of financialisation of
housing and privatisation of property, which transformed
housing from a social good to a financial asset. Land values
and housing prices skyrocketed, resulting in a severe
housing crisis. Social housing is neglected by authorities
and stigmatised by society. Local, low-income residents
are dispossessed and displaced, and social housing is
moving towards disappearance. London has become a
fragmented and unequal city, with an unbalanced
governance. The power of the private investors induces
that residents cannot make use of their right to the city.
To recover the right to the city for all residents and to
counteract the disappearance of social housing, a shift has
to be made towards a revival of social housing, making
sure there is secure tenure and quality housing for the
entire population.
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research questions and

This project is done from an urbanism perspective. To
investigate what role planning can play in the revival of
social housing, the following research question is
composed: How can planning be used to revive social
housing in London? The research will be done through
three steps of critical planning by Marcuse (2009b):
expose, propose, politicize. Expose, the first step, reveals
the problems that occur in a certain situation and which
actors are affected. The second step is understood as
working with the affected actors to create a proposal to
achieve the desired results. The last step, politicize, means
clarifying the political implication of step one and two and
its reasoning. The research approach will elaborate on
these steps. Six sub-questions are subdivided under the
three steps, supporting the main research question. The
questions are displayed below.

research question
How can planning can be used to revive social housing in
London?

sub research questions

- What is the current social, spatial, and political state of
social housing in London?

- What is the current planning system and governance
structure in London?

- What are alternative affordable housing concepts for
social housing?

- How can top-down planning be used to revive social
housing?

- How can bottom-up planning be used to revive social
housing?

- How could these planning be implemented in an urban
design in a social housing estate, in order to work as a
strategic project?

The design proposal summarizes the role of the urbanist:
working with various actors from decision makers to the
local community, implementing planning tools and using
design as a tool to create a public sphere and public
goods. The strategic project will contain visualisations
and a roadmap of recommendations directed to
decisionmakers and the local community. The project is
mainly created for the social housing residents, who are
living in poor conditions with a high tenure insecurity.
The outcome of the project aims to show alternative
ways of solving the social housing crisis, decreasing
inequality and increasing inclusivity.

Process

design assignment in
which these result.

The design assignment of this project is an urban design
on a strategic project location, with a roadmap of social,
spatial, and governance recommendations. The end
product comes forward out of an elaborate problem
analysis on the situation of social housing in London, and
the planning and governance structure of the city. The
analysis will function as a basis for the design proposal,
exposing the strengths, weaknesses, opportunities and
threats of the current system. Furthermore, the project
explores appropriate planning tools to achieve the
challenges. These tools will be tested in an urban design
on a strategic project location.
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Method description

general approach

The research is considered as an applied research, since it will be carried out for a
specific situation and location. The research will therefore contain conclusions and
solutions based on the situation and location. However, it can work as an exemplar
project for comparable issues. Since it has this specific situation, the reasoning of this
research is mainly inductive. In constructing the design proposal the project will contain
deductive reasoning, using general theories and concepts on a specific situation. The
majority of the analyses however, are based on inductive reasoning, aiming to create
general concepts and theories based on the specific location. The problem field and
spatial analysis are mainly descriptive analysis, where problems will be exposed. The
second step of the project aims to explore and experiment with planning tools and
alternative concepts for social housing and governance. The exploratory phase follows
up the descriptive phase.

specific approach

Next to the general approach, this project has a specific research approach. This
project will be approached through three questions: what is the problem, why is it a
problem, and how can the problem be solved. They are combined with the three
steps of critical planning by Peter Marcuse. It leads to the following methodological
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What

Orientation

interest

motivation

educational
background

cultural
background

Why

analytical
theoretical
empirical

design

How

planning
tools

Problem Field

social

theory

planning
paradigms

project
location

trends

historical analysis

demography analysis

historical analysis

literature review

theoretical framework

ohservations
street interviews

surveys

design experiments
participatory design

principles &

recommen-
dations

strategic
project

morphological analysis

spatial data analysis

literature review

theoretical framework

Problem Definition

research
question

/l\
=+ problem
statement
4 ~
research intended
aim outcome
Expose
spatial governance

actor analysis
historical analysis

policy analysis

literature review

theoretical framework

expert interviews

observations

urban
design

urban design

l

design experiments

expert interviews

design experiments

participatory design

Propose

Design Framework

principles & recommendations

social spatial governance

planning tools

top-down bottom-up
design

urban design

Strategic Project \L

Gascoigne Estate, London

Politicize

Literature and general practical preference

The literature that forms the body of knowledge for this graduation project,
addresses several relevant scientific topics.:

- the financialisation of housing (e.g. Baeten, 2012; Rolnik, 2019; Wijburg, 2020);
- the right to the city (e.g. Lefebvre, 1968; Harvey, 2003; Marcuse, 2009a);

- spatial justice (e.g. Brenner et al., 2011; Fainstain, 2013);

- situation of social housing: tenure insecurity, displacement, dispossession,
regeneration (e.g. Campkin, 2013, Rolnik, 2019, Pasotti, 2020);

- stigma on social housing (e.g. Taylor, 1998; Hastings, 2004; Wassenberg, 2004).

It uses several relevant planning tools:

- community-led planning — improving the living conditions for residents, considering
their needs & demands, giving them a voice in the planning process

- community land trust — empowering the local community, providing tenure security
- policy framework — suggesting policies to be implemented in planning documents
with respect to the plans and policies of decision makers.

- strategy for social housing — suggesting alternative ways to deal with the future of
social housing
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Reflection

What is the relation between your graduation (project) topic, the studio topic (if
applicable), your master track (A,U,BT,LA,MBE), and your master programme (MSc
AUBS)?

Access to adequate housing has long been considered as a basic human right, a
social good. Trends of globalisation, financialisation, and urbanisation are
transforming housing into a financial asset. Cities are failing to meet the housing
demand, and are becoming more and more unequal. The starting point of projects in
the Planning Complex Cities Studio are observations of disparities and conflicts arising
from the distribution of spatial resources across communities and territories, which
for this graduation project is the unequal provision of adequate housing and the
inability for people to make use of their right to the city. The project takes a
multidisciplinary and multiscalar approach, something typical for the MSc AUBS. The
Urbanism track combines urban design, landscape architecture, spatial planning and
engineering. The design component plays a major role, blending knowledge and skills
from design practice. The end product of this graduation project will be an urban
design, implementing appropriate planning tools which are decided out of literature
and analysis. The Planning Complex Cities studio enlarges the notion of design by not
only designing physical structures or places, but also processes, and organisations.
The urban design in this project will be mainly spatially, but it gives suggestions on
alternating policies, strategies, and organisations. The project aims to contribute to a
more equal provision of housing, integrating social, cultural, economic, and political
perspectives with the natural man-made conditions in order to shape and plan for
more sustainable development.

Relevance

Societal Relevance

London is unhooked from its context, it became a theatre for international capital. Its
fortunes are decided by forces over which it has little control. The skyrocketing values
and prices are creating a survival of the financially fittest. The private sector has a large
voice in decision making. Without public support, the theatre for international capital
would already have collapsed. Local, low-income residents are being pushed out of the
city. They lost their voice in decision making of the city, creating an unbalanced
governance. The loss in right to democracy is not the only right to the city the local
population has lost. Although London Plans have ambitious plans in affordable and
inclusive housing, the city does not seem prepared for this challenge. By using Barking
& Dagenham as a strategic project, this project investigates top-down and bottom-up
planning tools that could contribute to achieving the challenges London has. The
project is exploring alternatives concepts, lines of thought and mentalities in order to
boost for change. It is also a call for awareness and flexibility from all actors, from the
local population to the authorities. In doing so, it connect to several Sustainable
Development Goals set up by the United Nations (UN-HABITAT, 2020):

3 - Good Health and Well-Being

The disappearance of public housing and local population being pushed out is
challenging good health and well-being for the residents, since they do not have access
to public services, affordable housing, and a healthy, sustainable living environment.

This project aims to revive public housing and contribute to good health and well-being
of its residents.

10 - Reduced Inequalities

This goal aims to address inequalities through better urban planning, design, and
governance, providing equal opportunities for employment, housing, and transport.
The project aims to reduce inequalities by creating planning tools for inclusivity, equity,
and opportunity.

11 - Sustainable Cities and Communities

The project aims to empower communities and give them a voice in decision-making.
It aims to balance the governance triangle, contributing to making cities and human
settlements inclusive, safe, resilient, and sustainable.

Scientific Relevance

The literature review and theoretical framework discuss significant concepts and
theories in the field of urbanism. The financialisation of housing (e.g. Baeten, 2012;
Rolnik, 2019; Wijburg, 2020) and the right to the city (e.g. Lefebvre, 1968; Harvey,
2003; Marcuse, 2009a) are especially significant in metropolitan areas where housing
is scarce and inequality is increasing. The poor situation of public housing has also
been an relevant topic in the field of urbanism (e.g. Beswick et al., 2016; Hastings,
2004; Taylor, 1998; Wassenberg, 2004).

The United Nations set up 17 Sustainable Development Goals (UN-HABITAT, 2015). In
2016, Habitat III placed SDG 11 central: sustainable cities and communities. This
graduation project is narrowed down from the relevant topics and its main aim touches
SDG 11. The project contributes to the right to the city paradigm and realizing the
SDG's. It aims to supply suitable planning tools in reviving public housing and ‘making
cities and human settlements inclusive, safe, resilient, and sustainable’ (UN-HABITAT,
2020). The project provides useful quantitative and qualitative information from the
analysis and fieldwork, combined with theory. The information is specific on London,
but it also works as exemplar work for other cities.

A lot has been written on the housing crisis in London (e.g. Edwards, 2016; Travers
et al., 2016). These mainly contain the financialisation of housing and privatisation of
property by neoliberalism, started in the 1980s. Current bidding wars in rental
housing and new policies by the state are starting the next phase of financialisation,
which has not been written about a lot. The disappearance of public housing has
been acknowledged, but not elaborated on. The literature mainly stays theoretical, or
on a large scale. It does not zoom in to the neighbourhood or human scale. This
graduation project aims to deliver information on this new phase of financialisation
and the role of public housing in the city and aims to take a step towards problem
solving, contributing to urban planning, design and theory in finding inclusive
planning tools for sustainable cities and communities.
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This section elaborates on the research methods that are used in this graduation project. The methods are
part of the methodological framework, where they are only mentioned. In this appendix the methods will

Ap pend ix 3 be defined and explained why they are used for this project. The intended outcome is given, and how they
Research Methods

relate to the research questions.




Research Methods

method definition objective source
social spatial governance
analytical : review of the actors, their power and interest, and their actions, understand the power and interest of actors and assess potential
actor analysis . , , . N , Bendahan et al,, 2004
responsibilities and mutual relations convergences and divergences, and anticipate coalitions and conflict
demography L , L _ understand how the demography has changed over time through the basic United States Census
) quantitative data analysis on the composition of the population ) , , :
analysis demographic processes of birth, death, and migration Bureau, 2020
historical derstand social devel ts th hti
° orlc.a examination of evidence in coming to an understanding of the past understan soga evelopmen S rougn fime Thorpe & Holt, 2008
analysis and the influence of certain events
historical derstand spatial devel ts th h ti
° orlcla examination of evidence in coming to an understanding of the past unaerstan spla e developmen ,S rough time Thorpe & Holt, 2008
analysis and the influence of certain events
historical derstand isational devel tsth h ti
° orlc.a examination of evidence in coming to an understanding of the past unaerstan orgamlsa onal deve opmen S through time Thorpe & Holt, 2008
analysis and the influence of certain events
hol derstand the f d struct f th ject location, izing th -
morpno ,OQY spatial analysis on the form and structure of the built environment un ers. anl e form a.n ° r.uc ure o1 the project focation re.cogm.zmg © orga
analysis nisation and relationships between elements of the built environment
sl el review policy documents, stra}tegies, and visiohs of national,lregionall, and local unders'tand thg policy system and'the role of actorslin the Hermans & Thissen, 2008
governments and review other actors involved in policy-making policy-making process and their paths of reasoning
spatial dlata quantitative data analysis to make alarge amount of detailed information intelle- extract main spatial trends Huisman & De By, 2009
analysis gible for the project focus
theoretical , , o - , , _ gain insight in the topic and project location and Calabrese, 2020
literature review reviewing existing knowledge on the topic and project location s ) , DR
highlight gaps and shortcomings in existing literature Kuada, 2012
_ review existing literature to fill up the identify crucial concepts and theories to fill up the knowledge gap Calabrese, 2020
theoretical framework , P , . - L
knowledge gap identified in the literature review and justify decisions that are made Kuada, 2012
empirical ining knowledge and insight on the project locat
expert interviews carry out interviews with experts on the topic and project location gaining Knowle g(.e Ian '”3'9 onthe prqec ocaton Romein, 2020
and obtaining multiple perspectives
i th ject location b ki d, . . .
observations exper|ehce © prOJ‘ec oca |onl y walking aroun create a visual image and obtain a sense of the people Lynch, 1960
drawing, measuring and making photographs
i th ject location b ki d,
observations expene.nce © pI’OJ.eC oca |onl y watking aroun create a visual image and obtain a sense of the place Lynch, 1960
drawing, measuring and making photographs
ining knowled the local lation, getti insight on thei ds and
street interviews carry out interviews with locals on the topic and project location gaining knowlecge on the foca pOpL,J e,l or gel ng an |n5|g. on thelrneeds an Romein, 2020
demands and obtaining multiple perspectives
ining knowled the local lation, getti insight on thei ds and
surveys carry out surveys with locals on the topic the project location gaining knowledge on the foca pOpL,J ? on gel ng an |n5|g. on feirneeds an Romein, 2020
demands and obtaining multiple perspectives
design L exoerimenting based on the conclusions e exolorations and exoerments morder

design experiments

exploring and experimenting based on the conclusions
of the previously done literature review and analyses

visualize explorations and experiments in order
to find new approaches, concepts and tools

Van Dooren et al,, 2013

participatory design

collaborate with involved actors, bridging analytical knowledge with tacit know-
ledge of the participants

co-create a roadmap of recommendations for the design proposal

Spinuzzi, 2005

urban design

exploring, experimenting and deciding on

create a design proposal on the project location and set up

Van Dooren et al,, 2013
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Research Methods

method intended outcome
social spatial governance
analytical _ actor framework
actor analysis , ,
power-interest diagram
demography data diagrams
analysis spatial maps
historical social development diagrams
analysis spatial maps
historical spatial development diagrams
analysis spatial maps
historical organisational development diagrams
analysis political timeline
morphology
analysis
_ _ policy framework &
policy analysis . .
planning structure diagram
spatial data quantitative data diagrams
analysis spatial maps
theoretical . . problem field
literature review
knowledge gap
empirical L
design

research questions

What is the current state of social housing in London?

understand the situation of social housing
identify the problems of social housing
recognize the involved actors

recognize causes and effects of the problems

What is the current planning system and governance structure in
London?

understand the planning and governance structure of London
recognize the involved actors

identify shortcomings and inequalities in the current system

What is the current state of the Gascoigne Estate?

understand the situation of the estate
identify the socio-spatial structures in the estate
recognize the strengths, weaknesses, opportunities, and threads.

Expose
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Research Methods

method

social spatial

intended outcome

governance

observations

actor framework
power-interest diagram

policy framework &
planning structure diagram

information about the site & its population
list of principles & recommendations

recognizing characteristics of the local commu-

recognizing characteristics and structures of the

oject location

identifying characteristics, interests and
demands of the local community

identifying interests and de
of the local community

research questions

What are alternative, affordable housing concepts that empower
the social housing community?

explore alternative housing concepts

identify suitable concepts applicable for this project

How could these alternative housing concepts be implemented in

the Gascoigne Estate?
experiment with these concepts on the project location

identify tools for the community to set up this concept
identify involved actors and their actions and influence
construct a roadmap how to implement this concept

understand the situation of social housing
identify the problems of social housing
recognize the involved actors

recognize causes and effects of the problems

Propose
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Research Methods

method intended outcome research questions
social spatial governance
analytical
theoretical
theoretical framework crucial concepts & theories
empirical L

recognizing characteristics and structures

b ti
opservations of the project location
5 How could design empower the social housing community?
: — understand the role of the urbanist
surveys Ietemifiy g ITitsress 2nd oo identify the role of design in the revival
of the local community
Politicize
- How could design empower the implementation of the alternative
design proposals & housing concepts?
roadmap of recommendations recognize appropriate design tools
construct design goals and principles
design proposals & create an urban design
roadmap of recommendations
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Appendix 4 contains spatial analysis that were important in the understanding of the context of London and
the situation of social housing. These maps form the foundation for concluding maps in Chapter 2, 4, and 5.

Appendix 4
Spatial Analysis

223



Figure A4.01Roads

Figure A4.03
Green & Blue

motorway =

primary =——

parks [

farmland

water [l

N w
o 3 °
Y ©
< a 8
O o Q
= (0]
S .8 ]
D2 g »
w o <
= 2
<

/ hotels, restaurants, cafes

N D) mm334
Sz &£ v g
. o T > _]
\ < Q. c ®© = =
\ o B s =2 g 0o
\ SS9 e T o
\ S ®© S [o) JE
\ D= © 5
/\ _LIC/_ o)
= 2 c
S5
T G
[75)
8
/% \A\
\ R

FN
&

-

o
i

|

//

)

e )
TN

3

]
N 4

PTAINS

religious building @

community building
cultural building @

PTALIGE
PTALIN

10

5

225

224



Figure A4.07
Dwelling Types

Figure A4.05
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Figure A4.11
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Figure A4.14
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Figure A4.20: Building Age
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Figure A4.21: Building Function
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Figure A4.22: Building Typology
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