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(%)

1989 53.1 57.4 55.7 54.7 51.9 4.5
1990 53.6 57.7 56.7 54.2 52.5 45.5
1991 54.2 57.7 57.1 56.2 52.7 47.0
1992 54.5 57.7 57.1 56.7 52.8 47.4
1993 55.3 57.4 55.7 56.5 52.9 46.9
1994 56.2 56.9 54.6 55.2 52.0 46.3
1995 56.7 56.8 54.0 55.1 52.1 46.8
1996 55.9 56.3 53.5 54.8 52.1 47.9
1997 56.0 55.9 53.7 53.8 51.9 47.7
1998 56.7 56.7 54.4 52.9 51.8
1999 57.0 55.1 52.7 52.1
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Building for Long life — cultural influences

W J Batty Cranfield University at Kitakyushu Deputy Director
Introduction

Concern has been expressed regarding the rate of human population growth and the accelerating
urbanisation of this population. This concern has promoted discussions regarding a more sustainable
approach to the use of resources and energy in the construction of urban infrastructures and the
buildings that exist within them. Buildings with long life spans use the resources required to construct
them in a more sustainable manner than those that endure for much shorter periods. This is true for
buildings constructed from renewable materials derived from plants, such as trees, and for those
fabricated from stone, brick or concrete.

For renewable resources such as wood it is important that sufficient time exists for the materials used
to be replaced in nature by new growth and this will depend on the length of the growing cycle of the
renewable resources used. Ewen for rapidly growing softwoods this can be up to 60 years. For non-
renewable resources such as stone or clay it is important that their rate of consumption is reduced and
this can be achieved by designing buildings to be capable of long life spans and through the recycling
of the construction materials at the end of a building'’s life.

Additionally, the notion of the long life building has important implications in terms of energy use. In
order to manufacture building materials from both renewable and non-renewable resources it is
important to consider the energy used in their mining, quarrying or harvesting, manufacture, transport
to the point of use and that used during construction. The total quantity of energy expended in
manufacturing the component materials and for the actual construction of a building is often termed as
embodied energy. It is important to minimise the embodied energy content of a building, but equally to
ensure that this energy is put to long use through an extended building life span. In this way the
energy content per year of a building’s lifetime is reduced and so as a consequence is its
environmental impact.

At present much discussion exists in Japan as to why the awerage lifespan of buildings in Japan is
much less than those in Europe and the UK in particular. This difference is considerable, being
approximately 30 years in Japan and over 100 years in the UK. The current average life span in
Japan makes any attempt at developing more sustainable buildings through material choices almost
irrelevant. It is important to ask why this difference of building lifespan in Europe and Japan exists and
to ascertain what conditions are required to extend the lifespan of buildings in Japan. In order to
achieve this, an examination of the reasons as to why buildings have long lifespans in England will be
undertaken and compared with current practice in Japan. This comparison will be used to consider
how future building financing, planning, development and design could be undertaken to encourage
the construction of buildings with long life spans.

This examination will be conducted by considering the development of UK housing over the past few
centuries and to ascertain what factors have led to average building life spans of over 100 years.

Demography of the UK population

As with all countries in the world the UK has seen considerable changes in the demography of its
population over the past two centuries. This had and continues to have an effect on the provision of
housing. The dominating trend has been that of the decreasing number of people in each household.
For example in 1861 there were between 5 and 11 people in each household whereas the average
had dropped to 3 by 1961. The graph of figure 1 suggests that the reduction in average household
size has been almost linear throughout the 20" century [1].

During the 20" century, between the 1901 and 1996 censuses, the population of the UK increased by
56%, however the number of households increased by 194% for the same period.

These trends mean that the requirement for new housing has always been greater than the rate of

population growth. Consequently, existing housing has always had a high financial value in a market
where supply has generally lagged behind demand.
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Figure 1 Change in the average number of people per household in the UK during the

20" century

However, the household composition is also experiencing considerable change. The 1991 census [2]
for the UK shows that only 30% of households contain children. Meanwhile, 10% of households are
now occupied by single persons and 30% by pensioners. Both of these categories are expected to
increase as a percentage of the total. Such statistics require a planned approach to future buildings
for homes if long life and sustainable solutions are to be achieved. It means that existing housing
stock must be used flexibly for future needs while new housing must be designed specifically to be
easily adapted for change of use in the future.

156 11.7

06

132

297 4.2

single person household Adult (same sex) + children
U Adults (male & female) + children O Single parents

O Pensioners @ Adult Households

Childless couples

Figure 2. Household composition for the UK from the 1991 census
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The English home

The development of dwellings has not been uniform throughout Europe and differs with each country
and sometimes the semi-autonomous regions within them. These differences exist for a number of
reasons that include history, geography, culture, legal system and social and financial organisation.
For example within the UK, Scotland has maintained a separate legal system and cultural identity that
has led to a difference of approach to the development of dwellings from that found in England.

The notion of the English home is not a static concept but has changed considerably over the last 300-
200 years. During the late 18" and early 19" centuries the fast expanding population of London
required a rapid building programme for housing. It became evident that this expanding urban
development needed to be controlled. Consequently, as early as 1774 regulations were introduced for
housing development in London, in the form of the London Building Act. This act specified four “rates”
of housing in terms of the heights of the houses, their relationship to the width of the road and details
of their construction. In fact, two earlier London Building Acts of 1667 and 1709 were introduced in
response to the “Great Fire of London” of 1666, which devastated a large area of the city. These Acts
related to road layout and building construction details to reduce the risk of the rapid spread of fire in
the future. Many aspects of these acts were consolidated in the 1774 Act. This demonstrates that
legal intervention has been an important element of the development of the urban environment in the
UK for several centuries.

However, this was not the uniform pattern throughout the country. As a consequence of the industrial
revolution during the early 19" century the UK’s population experienced migration from rural areas to
become concentrated into new and expanding metropolitan centres such as Manchester, Salford and
Sheffield. Many of these urban developments grew up around the new factories that were providing
employment for this migrating population. The housing developments were financed and owned by
the entrepreneurs who owned the manufacturing businesses and built the factories. The chief
characteristic of these developments was close parallel rows of terraced housing built of brick or stone
as shown in figure 3.

Figure 3 Typical form of “by-law” or through terrace housing developed from 1840 onwards

At the time of their construction in the early to middle 19" century these houses were seen as an
improvement on existing dwellings, but they were quickly deemed to be inadequate and heavily
criticised. Many of these developments in England’s industrial towns and cities, were demolished as
late as the 1960’s and 70’s, while some examples have survived through to the present.

This rapid expansion of building construction relied upon the new factory based manufacturing
techniques of the industrial revolution to produce vast quantities of bricks manufactured from fired clay,
with coal as the main energy resource. The need to house the rapidly growing urban population that
was required to service the expanding manufacturing industries continued throughout the 19" century.
However, the desire to regulate these housing developments became evident in the new industrial
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metropolitan areas, as it had previously in London. Local and regional administrative authorities
began to legislate from 1840 onwards to improve the quality of the buildings themselves as well as the
form of the developments.

Much of the drive for this legislation developed from the desire to introduce public health reforms
following serious outbreaks of typhoid and cholera in the mid- 19" century. It was recognised that the
physical dimensions and condition of housing played a crucial role in public health. Consequently,
regulations were introduced that required larger windows and higher ceilings, separate kitchens,
minimum widths for roads and back alleys and facilities for sewage collection and drainage. The
“through terrace” form of construction that developed as a consequence of these regulations became
the norm and led to larger dwellings that had improved sanitation and generally were constructed to
higher standards and used better quality materials. In terms of layout, these developments were
typified by regularly spaced parallel streets broken up by occasional cross streets. Many of these
developments still exist to the present day, as shown on the photographs of figure 4. The local
government regulations causing these changes were drawn up into national legislation in 1877.

Figure 4. Examples of 19" century through-terrace housing existing in Lancashire, UK in 2002

During thls perlod the middle-classes expanded together with the population of factory workers. By
the mid-19" century about 17% of the population of England could be considered as belonging to the
middle classes. The development of dwellings for the middle classes during the early 19" century also
was typified by high-density terraced housing, but on a considerably grander scale than that for the
factory workers. These houses were sometimes up to 6 storeys with accommodation for servants and
the horses and carriages needed for personal transport. Dewvelopments such as that shown in figure
5 can still be found in London and other cities throughout the UK.  Much of this type of property has
been converted to apartments, hotels, offices or even embassies for current use.
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Figure 5 19" century mlddle class terraced housing.

The detached villa first saw development in the late 18" century. This form of dwelling reflected the
desire of the middle classes to be separated from the lower-class regions, which were perceived as
sources of deprivation and disease. These dwellings were surrounded by gardens and characterised
by high walls to prevent views to and from the street. However, many families at the lower end of the
mlddle classes could not afford such grandeur and so semi-detached villas were developed. As the
19" century progressed the form of middle class housing changed from the terrace form and the semi-
detached villa became more popular. This set the form for urban development into the 20" century
and the semi-detached house made life in suburbia attainable to the vast majority of the growing
middle class. An example of such housing is shown in Figure 6.

i 'iﬁa'-'}_'-—.:ﬁgp ||| t1"\||

i I
Figure 6 Typical semi-detached middle class housing of the late 19" century

Although suggestions were made during the 19" century that the further growth and expansion of
English cities should be upwards rather than outwards the development of flats, or apartments, did not
occur in England to the extent that it had in Scotland or continental Europe. This was probably due to
a lack of interest in financing such developments, which in turn reﬂected different legal systems
regarding the purchase and ownership of land. By the end of the 19" century in England 87% of
dwellings were of the terraced form, 10% detached or semi-detached houses and \illas and only 3%
apartments. A key feature of housing in the 19" century was that nearly all of it was privately rented.

The development of public housing

In the late 19" century the development of council housing began with the legislation “Housing for the
Working Classes Act” of 1890. For the first time, this act gave local authorities the power to build
housing and collect rent for accommodation. After the First World War (1914-18) a serious shortage
of housing existed and many of the returning servicemen remained unemployed. The government of
the time attempted to solve both these problems at the same time by using the unemployed
servicemen to construct new council housing for rent. The model for this housing development was
established in 1919 using the Local Government Board’'s “Manual on the preparation of state-aided
housing” [3], which was used as the basis for the 1919 Housing Act. This act improved housing
quality by removing the link between the cost of housing production and the rents that could be
charged. This unusual situation, where the rent for council housing was maintained at lower levels,
was possible because the government provided the majority of the funds for building but the rents
were controlled independently. Consequently, housing quality was improved but the cost was not
passed on to the tenants. This situation did cause concerns however and by 1924 the levels of
subsidy and regulation were reduced. However, the standards of building remained high.

Private ownership of houses
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Another change that occurred after the First World War was the way in which houses were owned.
Home ownership by the occupant became a more common feature as the proportion of the middle
class population increased. Between the First and Second World Wars nearly 4 million homes were
constructed and eventually nearly two-thirds of these were owned by their occupants. A number of
factors were responsible for this change. The construction of urban railways and roads made cheap
land available, state subsidies for home building were introduced and building societies had become
relatively common and with them the availability of mortgages for borrowing money to purchase the
house.
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Figure 7 Suburban housing from the 1920s and 30s — the suburban ideal

The first building society in England was set up in 1775. These societies were generally confined to
the industrial midlands and north of England. The purpose of the original societies was to make funds
available to members of the society to purchase land and construct property for personal use. Loans
of money were made to individuals with the value of the property being purchased or constructed
acting as security for the debt. The period for repayment of the debt was specified and limited. The
early building societies were known as “terminating” societies because they were closed when the last
member of the society of had purchased a house. In the early 1840’s building societies began
accepting savings from members who were not necessarily interested in buying a house, but rather to
obtain a good rate of interest for their savings. The first known permanent building society was set up
in 1845. Originally building societies were set up to help the working classes to improve their
conditions of life through mutual help. However by the early 20™ century the members of these
societies were predominantly drawn from the middle class.

The housing developed during the 1920s and 30s was typically either semi-detached, as in Figure 7,
or short terraces of up to eight houses. The semi-detached houses were an extension and
development of the Victorian \illa, but also drew their design and quality from the “Manual on the
preparation of state-aided housing schemes”. Thus the development of council housing had a direct
effect on the quality of middle class housing. The homeowner and the suburb were probably the most
significant and influential housing development of the 20" century and the 1920’s and 30’s set up an
urban form that has remained popular since.

The development of public and private sector housing after 1945

The period after the end of World War Two until the present has seen the rise and fall of public or
council housing, while the private housing sector has remain almost unchanged in terms of style and
form. As with the aftermath of World War One, 1945 saw a severe housing shortage due to war
damage. There was also a similar commitment to improve the living conditions of the returning
senvicemen. Public housing development was seen as the means to achieve this. New standards
were set for the internal space within houses and the urban form of the public housing developments.
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However, these added considerably to the cost of development. Perhaps the most famous set of
standards from this period were those that came from the Parker Morris report of 1961 [4].

One major aspect of these regulations was the tensions they created between the cost of complying
with them and the finance available for land purchase and building. It was considered that the
regulations derived from the Parker Morris report could add up to 15% to the cost of building a new
home. However, unlike the situation in the early 1920s, the budgets of local authorities were capped
and so the funds available for new housing were limited. Consequently, if compliance with regulations
regarding internal space and building quality and the concomitant increase in costs were to be fulfilled
then savings had to be made elsewhere. This meant that in order to comply with regulation local
authorities opted for standardised building systems and higher housing densities to reduce
construction and land costs.

Another concern in the immediate post-war period was to prevent development overspill at the edges
of cities and towns. Rather provision was made for the development of new towns. However, this
programme was stopped with a change of government in 1951 and only those new cities started were
allowed to continue to develop, but with reduced budgets. In 1955 greenbelts were introduced which
made it increasingly difficult for urban local authorities to develop public housing into existing rural
areas. At the same time slum clearance of decaying 19" century development was activated.
Although this slum clearance released land for redevelopment it also displaced the families that lived
in these areas at a rate of 90,000 each year and in many ways compounded the situation.
Consequently, great pressure existed for maintaining existing housing stock.

The conditions requiring higher construction standards, pressure to lower costs, together with the
growth of the numbers of households needing accommodation, had a number of effects on
development.  However, the key effect was to force housing development to be in the form of
apartments and high-rise buildings. This was encouraged further by the introduction of higher
government subsidies for housing over 6 storeys. This unleashed a period of development in many
English industrial cities described by Rudlin and Falk [5] as “municipal megalomania” when vast
developments of high-rise buildings often over 20 storeys in height were constructed. Because
experience of constructing high-rise buildings was scarce in the UK at this time, many of these
developments used systems of construction that were ill-suited to the UK climate and current
construction and site practices and experience. This era of dwelling development ended in the late
1960s after a gas explosion in 1968 of the Ronan Point high-rise development when an entire corner
of this 22-storey tower block collapsed and five people were killed, see figure 8. This accident led to
the ending of the subsidy for dwelling properties over 6 storeys. However, growing social problems
associated with such developments also added to their demise.
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Figure 8 The Ronan Point tower block after the May 1968 gas explosion

As a consequence, during the 1970s public housing reverted to high-density low-rise development
based on houses. However, the development of public housing was constrained and the Parker
Morris standards relaxed by a change of government in 1979. Public housing development by local
authorities declined rapidly during the 1980s and 90s, as can be seen in Figure 9.

Private housing during the 1950s through to the 1970s saw a period of relative ease. Mortgages were
cheap and easily available, materials prices stable and the demand in the market place was greater
than the rate of supply. As a consequence, little change or innovation occurred in private housing
development, which remained much as it had been in the 1920s and 30s with the construction of
detached and semi-detached houses. The lack of market pressure also led to a decline in both space
and building standards. Another important factor regarding private housing was the lack of constraint
imposed on sites for development. Unlike the local authorities that were forced to develop within their
administrative boundaries, private developers operated mostly in rural districts. This led to the
dispersal of much of the urban population from cities into villages and country towns throughout this
period.
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Figure 9. Number of houses built in one year by different providers

Figure 9 indicates that through the 1980s and 90s public housing development by local authorities has
all but ceased while private and housing association development has maintained or increased levels
of production respectively. The social housing sector development and provision has largely been
provided by housing associations during this period. More innovation of design has been evident and
the housing development market is being forced to change as demographic pressures change the
nature of the house buying public.

Housing Associations

During the 1990s housing associations became the main provider of social housing. Over 2000
housing associations exist in England and they currently manage about 1.45 million homes. Housing
associations are run as businesses but are non-profit-making organisations that build, regenerate and
manage social housing. Any financial surplus is used to maintain existing homes or to help finance
the construction of new homes. Most associations are small and own less than 250 homes. However,
the largest 7% of associations own 70% of all the sectors homes and generally own more than 2500
homes.

Some of the housing associations were formed 1-2 centuries ago but many are of more recent origin

being founded since 1960. During the 1990s many housing associations were formed to take up the
ownership and to develop and manage Public housing transferred to them by local authorities.
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The technical name for housing associations is “Registered Social Landlord” and they must be
registered with the Housing Corporation, which is sponsored by the Office of the Deputy Prime
Minister. This corporation works with the housing associations to allow investment in social housing

by:

0] Approved Development programmes, which provide public funds to build and renovate
homes, and
(i) Owersee the injection of private finance into the social housing sector.

Ower a three-year period beginning in 2002, £3 billion of public money will be invested with housing
associations allowing up to 85,000 new homes to be constructed. Also the introduction of private
finance in 1989 has attracted more than £20 billion into the housing sector. A key role of the Housing
Corporation is to regulate this sector to ensure that public funding of housing is safeguarded. As far
as possible regulation is achieved through common agreement about the outcomes that should be
achieved through the investment of public money. It has a responsibility to encourage innovation and
good practice in the social housing sector with the intent that these should be copied by the private
house-construction sector.

Housing Associations have been responsible for some of the more innovative developments of the
past decade with the BedZED development (Beddington Zero Energy Development) providing a good
example. This was designed as an environmentally-friendly, energy-efficient mix of housing and work
space in Beddington, Sutton, England through the partnership of the Peabody Trust, Bioregional
Development Group, Bill Dunster Architect and Sutton Council. It comprises a number of small, one-
off projects that are based on sound environmental principles and attempts to incorporate up-to-the
minute thinking on sustainable development into every aspect of the scheme, from the energy-efficient
design to the way the houses are heated. BedZED intends only to use energy from renewable
sources generated on site and will be the first large-scale ‘carbon neutral’ community constructed in
the UK. BedZED strived to move away from the hair shirt image and politically correct view of “green
living” and aimed to show that the demand for new, eco-friendly, affordable and attractive housing can
be met without destroying the countryside.

Figure 9 A view of the BedZED development
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Current developments in housing

During the late 1970s and early 1980s it appeared that high-rise housing in the form of tower blocks
was being phased out in the UK. However, during the 1980s the private housing sector purchased
and refurbished some local authority high-rise properties and continued to construct high-rise
apartment buildings during the 1990s, with the high-rise luxury apartments of the London Docklands
development providing an example. In 2001 in Portsmouth a city centre office tower block was
refurbished to provide 96 apartments by a partnership of housing association and private finance. A
key reason for this conwersion from office building to apartments was the oversupply of office
accommodation and a shortage of development land for housing within the city of Portsmouth.

A pressure group has formed in the UK to promote the virtues of tower blocks and is called “The
National Sustainable Tower Block Initiative”. They state that tower blocks provide compact and high-
density housing and that they have the potential to develop strong and sustainable communities.
However they do concede that many of the existing tower blocks need refurbishment and
redevelopment if they are to continue to play a role in meeting future housing needs especially in view
of the forecast that 4.4 million new homes are required in the UK by 2016 [ ] . This has provoked a
range of responses.

While some campaigners are working to demolish tower blocks in UK cities, others are opposing the
construction of housing on rural land at the fringes of towns and cities. The National Sustainable
Tower Block Initiative contend that demolishing tower blocks will increase pressure on building land,
add to urban sprawl and harm the regeneration of city centres. It is their objective to ascertain how
inner city tower blocks can be made to provide a better quality of life and provide more sustainable
housing. The problems of urban decay and social exclusion often associated with tower blocks are
considered to be due to a combination of bad housing conditions, poor health, a lack of facilities and
services, isolation, crime, a depressing environment and a lack of economic activity in the surrounding
areas. Consequently any efforts to improve such housing must address wider social and
environmental issues as well as improving the economic prospects of the inhabitants.

The National Sustainable Tower Block Initiative accepts that some tower block developments are
beyond refurbishment and that demolition is the best option. They may be structurally unsound and or
decayed to the state where they are unfit for habitation. The planning of the immediate urban
structure may have failed to work and so compounded the problems of isolation and crime. However,
they contend that the majority of tower blocks are capable of refurbishment, even if they have serious
social problems at the present moment.

It has been stated [ ] that it is 10 times more expensive to refurbish a tower block than to demolish it.
Additionally, it is generally easier to obtain finance for new-build schemes than for renewing decaying
local authority housing. However, this situation is the result of a very limited view of the full financial
implications. If the costs of constructing the new housing and infrastructure to replace the demolished
tower blocks are considered then refurbishment becomes a more attractive option.

The National Sustainable Tower Block Initiative contend that the cost of refurbishment remains a
problem because of a lack of private or public investment and the Value Added Tax (VAT) taxation
policy that means that the construction a new building is tax-free while maintaining an existing building
carries VAT. The result is that for local authorities demolition often appears to be the only option.
However, it is predicted that because of demographic changes [ ] a large proportion of future
households will contain one to two people. High-rise apartments are considered eminently suitable for
small households of adults. For decades there has been concern in the UK that city centres are
decaying because populations have migrated outwards toward the rural fringe of cities or to more rural
towns. If an “Urban Renaissance” is to be achieved in the future households need to be attracted
back into the city centres. This requires competitively priced and high quality housing. The National
Sustainable Tower Block Initiative considers that this cannot be achieved without high-density housing
and so tower blocks should be kept and refurbished rather than demolished.

There are some indications that the tower block is making a revival as a viable form of housing. In
London a high demand exists for accommodation for key workers, professionals and low-income
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tenants in the inner boroughs. At present the high cost and scarcity of suitable housing
accommodation makes it difficult for such people to live close to their place of work. Consequently,
housing associations are now planning to develop high-rise buildings to respond to this need.

However, the desire to preserve and refurbish existing housing is not confined to the tower block. In
many regions of the UK, but particularly in the northern industrial towns and cities of England,
campaigns led by local residents are challenging the forced demolition of Victorian terraced housing.
Organisations such as the Council for British Archaeology and English Heritage are supporting local
communities to challenge the compulsory purchase of houses for demolition by local authorities. They
contest the claims that these houses are unfit and not worth refurbishing. In British Archaeology [ ] it
is pointed out that small Victorian “two-up two-down” terraced houses in the prosperous city of York
are currently valued at £80 — 90 000, and even more in some parts of London. However, in the now
less prosperous industrial cities and towns such properties are worth less than 10% of that value.
Those wishing to preserve and refurbish such properties use this example to contend that it is not the
intrinsic character or age of these properties that is a problem but rather their location. Similar points
are made as those of The National Sustainable Tower Block Initiative that taxation policies and
difficulties in procuring public finance for refurbishment make demolition the easier option for local
authorities.

The provision of housing in the UK generally and south and south east England in particular presents
many challenges at present, with many claiming that the country is experiencing a housing crisis.

Building construction legislation

As stated earlier, regulation and building control have a long history in England and the UK. The first
comprehensive act was the London Building Act of 1774. Many of the local acts and bye-laws that
were introduced in the early 19" century by the expanding industrial towns were based upon the 1774
act. As a consequence of these acts, surveyors were employed to inspect that they were being
followed.

In 1875 the first national Public Health Act was introduced and part of its provision was to give powers
to control building construction. The act provided model bye-laws to enable local authorities and large
cities to develop their own bye-laws and standards based on their own perception of public health and
safety. This led to different requirements being imposed by different Councils. Even after a new
Public Health Act in 1936 a wide variation between Councils continued to exist. This situation was
changed in the 1961 Public Health act that removed the power to make local building bye-laws from
the local authorities. In their place national building regulations were introduced for the first time and
became operational in the building regulations of 1965. These regulations were frequently amended,
particularly in relation to disasters such as that at Ronan Point.

In 1984 the Building Act consolidated parts of the Public Health Acts of 1936 and 1961, the Health and
Safety at Work Act of 1974 and the Building Control Act of 1984. The building regulations arising from
the Building Act came into force in 1985 and have since been amended as the Building Regulations
2000.

Throughout the period covered by these various legislative instruments control of building construction
standards have continued to advance and have contributed to the quality of the existing building stock.

Long life lifetimes for buildings

How do this brief history and the current development of housing explain the inherent long life of
buildings within England? Why are so many of the buildings constructed during the 19" century still in
use, as shown in figure 2? A number of factors are at work to create this situation. The need for more
houses has always been greater than the rate of replacement and construction of new houses
throughout the last two centuries. This has been exacerbated by a rapidly growing population and a
reduction of the number of people living in each household. Consequently, the rate of increase of
households has been greater than that of the population growth. This demographic shift is continuing
into the 21° century
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The materials used to construct these houses have been a major factor. Much of the building
development during this period has used stone, brick and/or concrete, materials that are inherently
stable and resistant to physical weathering, rot and decay. The most vulnerable material used in
these buildings has been wood. However, if internal woodwork is kept dry and free from insect attack
it can survive for centuries. Wooden window frames and doors are exposed to the ambient climate
and consequently are the most commonly repaired and replaced element of building construction.
However, this is generally a straightforward procedure, particularly as most of the housing stock rises
only to two floors. In the last 30 years double-glazing has bee sold aggressively by manufacturers and
so many wooden framed windows and doors have been replaced by aluminium or plastic products. It
remains to be seen whether these new products will provide longer periods between replacements
and reduce the need for maintenance.

However, other factors are important and the culture of financing and owning property, as well as the
legislative nature of UK national and local governance have and continue to play important roles.
Much of the UK housing has been provide by local authorities in the form of rented property or private
developers in the form of owner occupied houses. Both have tended to develop estates of mostly
uniform design that gain their design integrity from the repetition of a few basic variations of housing
units.

Figure 11 An example of late 1940’s council housing

Figure 11 shows a picture of the author's childhood home. This was a council house constructed in
1948 as part of a large estate development. This design of semi-detached houses was repeated
throughout the estate, together with 2-3 other basic forms. The local authority owned the house and
the occupants paid rent. In return the local authority repaired and maintained the property as a
publicly owned asset. This situation existed until the 1980s when council house tenants were
encouraged by the government to purchase the council houses in which they lived. The photograph of
figure 8 was taken in 1998 when the house was 50 years old. It was now owned by the current
occupant, who had been among those tenants who had taken up the option to buy their council owned
rented accommodation.

Figure 12 is the first house that was bought and owned by the author and was built for private

ownership in 1937. When the author bought the house in 1973 it was already 36 years old. This
house also was part of an estate development of over 50 identical semi-detached properties.
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Figure 9 The first house purchased by the author

The uniformity of style and the planned nature of such developments mean that local authority
planning officers give precedence to the maintenance of the “street scene” and will require that any
future change does not adwversely affect this. Local authorities have considerable control on post
development planning. This means that both individuals and developers have to receive planning
permission before they can develop or redevelop an area of land. This system creates considerable
inertia, especially regarding the redevelopment of land containing an existing building or buildings.
This control is felt very strongly in the housing sector and affects homeowners’ perceptions of where
the investment value lies between their land and property. Because it is difficult at best and usually
impossible for an individual homeowner to gain permission to demolish and rebuild on estate
developments, the value of the combined asset of land and building has become heavily weighted
towards the continued existence and state of repair of the building. Consequently, homeowners tend
to perceive ownership in terms of the building rather than the ownership of land.

This attitude on the part of homeowners has a significant consequence regarding the length of life of
the building. Each time that a building is sold it is comprehensively surveyed and the survey report
can affect the value of the property, particularly if construction faults are identified. Because the value
of the investment in providing a home is primarily in the building then it makes good sense to purchase
a robust building and then to maintain the building in good condition to maximise its value when it is
sold. This will be illustrated by the following case study.

In order to purchase the house of figure 12 the author had to acquire a mortgage, which required a
deposit of at least 10% of the value of the property. The Building Society that provided the loan to buy
the property through a mortgage, stipulated a number of repairs that had to be completed within the
first year of occupation by the new owner. They could insist on these repairs because the house
provided the security for the loan. To all intents the property belonged to the building society until
such time as the mortgage loan was repaid. Thus the building society was ensuring the continued
value of the property as if it were their own investment, in case the borrower defaulted on payments
some time in the future.

The author lived in this house for 5 years during which time the electrical wiring was completely
renewed and updated, central heating was fitted, 100 mm of mineral wool thermal insulation was
installed in the roof, the cement rendered parts of the external walls were treated with protective paint
and a kitchen extension and new garage were built at the rear of the house. Consequently, when the
property was sold in 1978 it was in considerably better condition than when it was purchased and was
sold for over twice the purchase price. This increase in value was due to a combination of the
maintenance and improvements and the continual growth in property values in the property market
that was occurring at the time.

The house was sold because the author started a new job located 120 km away. A new, property built
in 1978, was purchased. This property was smaller, had less land but cost slightly more than the
value of the sale of the previous house. The higher price of the new property reflected that its location
was further south and within easy commuting distance of London. The author lived in the second
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house for 8 years until a growing family required more room. Little space existed to increase the size
of the current home. Consequently, it was sold, again for over twice its original purchase value, and a
larger house was purchased in the same town in 1986.

This was an older property built in 1966 but it was considerably larger and was situated on sufficient
land to make future extensions of the building possible. In 1991 the property was extended to provide
an extra bedroom and shower room as well as a new garage, kitchen and utility area. This entailed
the demolition of parts of the existing building and a two-storey construction to provide the new
accommodation.

The author still owned this property at the time of writing and its value had increased by 5 times during
the almost 20 years of ownership. This increase in value reflects the current shortage of housing in
the UK, particularly in S.E. England. As the children grow up and leave home and the author reaches
the age of retirement it is possible that the house will be sold for a smaller property and some of its
capital value recouped. Thus the property is seen as a potential investment for retirement. This
attitude of property as an investment is not new and many professional and trades-people in the
Victorian era brought property to rent to tenants to provide an income during their retirement. This has
recently begun to be more common in the UK.

Conclusions

) A long history of legislative intervention exists in housing and building development in
England and the UK. This has acted through a number of factors but chiefly these have
been:

) planning constraints
) indoor space requirements
) quality of construction

o Since the 18" century houses have been constructed mostly from long life materials
such as stone, brick and more recently concrete

o The middle class house of the 19" century is now too large for modern family lifestyles,
especially as most middle class families no longer employ servants. However, the
robust construction of these buildings allows such properties to be easily conwverted to
apartments, hotels and offices.

) During the 19" century only a small proportion of homes were owned by the occupants.
Home ownership began to grow rapidly in the 1920s and 30s. EXxisting, previously
rented, buildings were often sold to satisfy this demand for home ownership.

o The effect of planning constraints means that the land and house are perceived as
combined assets with most of the value being in the building construction itself. This
encourages owners to maintain the structural integrity and life of the building.

o Demographic changes occurring throughout the 20" century have maintained a pressure
on the supply of houses and this has maintained the value of existing property.

. Pressure groups are campaigning to maintain and refurbish existing buildings and urban
infrastructure

However, the key influence on the length of life of houses in the UK is the perception of where the

value exists in the investment in property. This is seen to lie in the building itself and perhaps reflects
a well-known saying that “an Englishman’s home is his castle”.
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