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RONALD SNOWDON

"CONDEMNED TO DIE ccoess"
Housing Action and Social Justice.
South West Durham: 1949-1979.

The Thesis is a retrospective examination of housing action consequences
and effectiveness. in the Bishop Auckland Area, Sy the author who was
involved with the initiation and execution of repair, improvement, closure
 and demolition of houses in the private sector, carried out within the
framework of Durham County Council's controversial Settlement Policy.

The local, post-war, housing policy revolved around cherished concepts,
that a Development Plan would lead to the "Good Life"; slum clearance
processes were designed to protect people from themselves; and
relocating residents from outdated villages to modern semi-detached
estates heralded a new beginning. The irony of a working class political
machine, over which the population had virtually no influence, imposing
a policy which destroyed working class life styles is noted, together
with the creation of a bitter and inflexible climate which nurtured an
unintended but resolute opposition and resulted in a change of political
control at local level. Focus is on Witton Park, the devastated
archetype Category 'D' village, a victim of prejudice and time seemingly
forever to bear a slum label as a shrine to the County Development Plan.
A comparison is made with the villages of Binchester, Escomb and

Eldon Lane/Coundon Grange also affected by renewal policies.

It is contended that undue attention was paid by bureaucracy to a
distorted image of slum housing which resulted in extensive and excessive
demolition with consequential individual and collective injustice; and
that an almost exclusive over emphasis on physical aspects destroyed

the territorial basis of community life, and ignored people and their
aspirations.

Direction altered, belatedly, in the late 1960s after nearly 2,300
houses had been demolished. The newer policy of gradual renewal

rather than total clearance was influenced by political change, more
eﬁlightened attitudes and the availability of wider powers.

A synopsis of relevant housing legislation from 1868 to 1979 is

provided by the Appendix.
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PREFACE
A bureaucratic system often operates in a manner, and with effect,
not always intended nor ;ppreciated by the participants who frequently
fail to remember, assuming an awareness, that they are holders of a
trust which occasionally should be  justified by an examination of the
issues involved.
The basis of this Thesis is the hindsight view gained by the author,
a District Council Chief Officer, in "stepping outside" the process,
and objectively observing from a much broader perspective than
hitherto, the intentions and consequences of housing powers and policies
exercised by the former Bishop Auckland Urban District Council, and its
successor the Wear Valley District Council, over a period of thirty
years. It contains a 'histprical' survey of housing legislation
indicating the changes in a District Council's powers relating to the
closure, demolition, repair and iﬁprovement in the private sector, which
since 1951 have been exercised within the rigid framework of Durham
County Council's phlogistic Settlement Policy.
Housing Action in the Bishop Auckland area is outlined with particular
reference and emphasis on the village of Witton Park. ‘The focus on
Witton Park is deliberate because it reluctantly became tbe notorious
Category 'D' village, known nétionally and internationa}ly through the
media of newspapers, magazines and television documentary films; it was
the archetype 'D' village, a key voussoir in a slum nrogramming arch;
it suffered most as a result of housing action; a village the policy
makers appeared determined to destroy; a village seemingly without
reprieve; and it was my responsibility to initiate, execute, and
supervise a slum clearance process which ultimately resulted in its

dereliction and near extinction.




n

The main contention, that County and District Authority action was not only
destfuctive, unjust and punitive, but also restrictive, and resulted

.in social injustice and increased depfivation. is examined in relation

to Witton Park, and compared with that of three other settlements,
Binchester, Escomb and Eldon Lane/Coundon Grange, similarly affected

by renewal rolicies.
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INTRODUCTION

The provision of shelter for the population and the protection of

that shelter against the ravages of time, neglect and human indifference
has taxed successive governments and local authorities in their various
attempts to solve this ubiquitous problem.

The problems policy making machines choose to focus on, those théy
ignore, and those- they remain (apparently) ignorant of altogether,

- and the solutions proposed and adopted relative to those problems,
reflect not only values, judgements, prejudices, ﬁreferences and
effectiveness, but also understandinge.

This Thesdis considers thg housing action determined by the policy-
makers, and the subsequent consequences, in trying to overcome

environmental problems in the area of Bishop Auckland between 1949

and 1979.

Bishop Auckland is part of the hilly belt, in Sou.th West Durham,
where the lower slopes of the Pennines meet the magnesium limestone
plateau which extends into the area from east Durham. The whole is
cut up by the valleyg of the Rivers Wear and Gaunless.

At the end of the 18th century the area was predominantly rural,

and Bishop Auckland had grown as a Market Town at the confluence of
the two rivers, and on an eminence overlooking the Wear Valley.

The town is located slightly west of, and roughly equidistant between

the City of Durham and Darlington {(Biagram: 1).

At one time Bishop Auckland's importance was due solely to being the
regional ecclesiastic headquarters of the Established Church, with

the Bishop of Durham's Palace situated in the parklands adjacent to

the town centre.
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Exploitation of coal resources changed the rural setting. Large pits
were sunk; the Darlington and Stockton Railway Company extended into
the area; and with the availability of good coal and transport, iron,
stezel and coke works were sstablished.

With immigration of workers from other parts of England, Wales and
Ireland the population grew from 4,000 in 1801 to 33,000 by 1881, and
new industrial villages such as Witton Park, Binchester, Eldon Lane
and Coundon Grange sprang forth.

Towards the end of the 19th century Bishop Auckland was no longer a
rural market town boasting the Bishop's 'seat', but the centre of a

very busy industrial area.

For forty three years, from 1894, two administrative units, a Rural

District Council and an Urban District Council, controlled Local

Government affairs. Re-organisation in 1937 divided the Rural District

between the enlarged authoritieé of Bishop Auckland U.D., Barnard
Castle R.D., Crook and Willington U.D., and Spennymoor U.De From a
small Urban District confined mainly to the township, Bishop Auckland
expanded, by embracing within its new boundaries many surrounding
villages, to become an area of 9,332 acres with a population
approaching 36,000 (Diagram: 2).

In 1974 a further local government reorganisation ended the existence
of the Urban District as a separate corporate entity. With Crook
and Willington, Tow Law and Weardale, Bishop Auckland emerged to

form its successbr - the Wear Valley District, an administrative

area of 124,798 acres and 63,360 population (Diagram: 3)

Between the two major wars drastic changes in the national and

international economic situation seriously eroded the predominance

of staple industries such as iron, steel and coal. The inevitable
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closing of many collieries and industrial processes badly affected

the northern region, especially County Durham which was deciared a
'special area' under the provisions of the Special Areas (Develop-
ment and Improvement) Act of 1934.

One of the prime social consequences of the prolonged Depression

was massive unemployment of more than 40%. The peak was reached.in
1932 with the local Unemployment Index for Bishop Auckland soaring

to 60.2%, and in the village of Witton Park thé rate was reported

t§ have been as high as 94%. With lack of investment, even at
maintenance level, it was hardly surprising that properties physically

deteriorated and environmental deficiencies were not remedied.

Post-war, the policy making machines focused on some of the prob lems
arising from the industrial changes which had occurred in the previous
three dec;des. The emphasis was on physical aspects and quality of
housing stock, and they appeared to iénore; chose to remain ignorant
of, and caricaturised, social reality.

.Some of the Reports of that period were not only physically biased,
but, in my view, unjust, inaccurate, misleading and alarming.

Pepler and MacFarlane in their outline plan of the North East
Development Area (1) reported that conditions were worst in the
villages of South West Durham which was

"a countryside of isolated communities housed in
terraces totally devoid of reasonable amenities and
overshadowed by black evil smelling tips of coal
waste ... where .... pit closures meant total
unemployment for nearly every man with the consequence
that all the prqg;essive workers moved out. Some
houses were derelict and the remainder occupied by
older settled folk or people attracted by cheap rents,
and being content to live in conditions of backwardness

and decay"
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As regards the housing stock they generalised with:

"It is true %o say that much of the working class
housing erected prior to 1914 is already obsolete
eses and all are so hopelessly overcrowded and so
entirely lacking in any amenity of environment that
redeve lopment will hecome a social necessity" (2)

In their opinion the resulting danger.of migration - an unbalanced
ageing populAtion structure - was all too clearly demonstrated in the
S.W. Durham derelict villages:

"Migration from the depressed areas has drained the

vital stock of communities, leaving them centres

of old age structures with a decreasing reproduction
rate and increasing mortality rate™

&emple in her 1940 Thesis "The Derelict Villages of Durham County”
(3) also concluded, without warrant, that the villages had been
aban&oned by the best elements among the inhabitants, and went further
to suggest that following years of depression:

"a sense of hopelessness takes possession of the

whole population ... and there is physical and mental
deterioration of the remaining inhabitants" (4)

Not content with that unwarranted assumption she entered the dangerous

waters of eugenics and decided that:

"inbreeding of the inferior stock would undoubtedly
lead to an increased proportion within a few
generations. The only method of avoiding this
tendency is to remove the hamlets."

Pepler and MacFarlane came to a similar conclusion as regards the

depopulation of some villages, but for different reasons based mainly
on the need to provide reservoirs of workers in selected growth areas
to meet the requirements of incoming industry. They indicated those

villages

"¢hose inhabitants will be gathered at local or
regional centres" (s5)

For example:

"Witton Park and Escomb should be wholly depopulated
and returned to agriculture” (6)

"Eldon Lane and Coundon Grange are in an area terribly
cut up by railways, sidings and collieries, and

o
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not fit for human habitation. We recommend the
removal of the entire population' (7)

"At Binchester the houses are deplorable ... there

is no point in reconstructing them as the population
would find much better opportunites for living in
an enlarged Spennymoor" (8).

From these two documents, authoritative and academic, it is not
difficult to project an absurd image of South West Durham villages
existing in the 1940's. It would be one of isolated and backward
settlements overshadowed by evil pit heaps, in which the obsolete and
unfit houses were grossly overcrowded by the remaining aged and shift-
less population whose inbreeding tendencies, albeit on a reducing scale,
would give rise to a higher proportion of inferior stock unless the
villages were destroyed and the inhabitants re-located to growth

centres of industry.

It was in the context of development area industrial generation
and re-location, growth centres,; new towns, population redistribution
or 'gathering', and environmental depression that the Category 'D!
settlement policy was propounded in 1951 by Durham County Council.
The most important aim of the County Development Plan was to

"create more comprehensive units which weculd offer

the compact labour pools required by new industries,

and, at the same time, enable better social facilities

to be provided for the citizen" (9)
According to the County Council regrouping was

"the only wise policy to pursue, and it .is

most important that the cold facts should not be

ignored for sentimental or parochial reasons' (10).
The 'dreary, soulless, 19th century villages, dominated by chimneys
and slag heaps, consisting of long parallel monotonous rows and
completely lacking in social facilities' (11) would therefore
disappear.

Not unlike Pepler and MacFarlane who had stated that-
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"... we cannot too strongly emphasise that the well

being and convenience of the inhabitants in relation
to their means of livelihood has been our sole
consideration" (12)

the County Development Plan also paid lip service to a general
concern for people. In the written statement on the First Review
it was exclaimed:

"we are often charged with inhumanity and lack of
feeling. This is both unfortunate and untrue -
planning is for people ...... there is no gquestion
of destroying village life ...... the County
Council is well aware of the attachments older people
have to their villages. It may be necessarv for
some of those people to leave their villages, but
this must be accepted in the interests of future

generations" (13)

The extent to which the Pepler MacFarlane, and Temple, conclusions
formed the straw foundations of the County Development Plan is
difficult to assess, but it is reasonable to assume a fair degree of
influence. There is similar emphasis on physical dereliction,
regrouping and depopdlation, together with a notable lack of
amplification in their concern for £he inhabitants of the villages
involved.

Indeed the planning problems and proposals aroused by Pepler and
MacFarlane's "North East Development Area Outline Plan'” are
acknowledged in the 1951 document (14), and more recently (15) the
former Miss Ada Temple asserted that her Thesis had verbally been
'comprehenéively quoted, by planning officers, in support of their

Development Plan..

The solutions postulated indicated that many villages were "Condemned
to Die" on the altar of benefit for future generations - a hypothetical
argument synonymous with the sentiment expressed by the Executioner of

Don Carlos, "I hang thee, but for thine own good."
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The Category 'D' policy became an apotheosis of the planning authority,
and a politically imposed backcloth against which the District Councils
of County Durham were required to carry out their housing functions.
One such function is Urban Renewal, a reiatively new phrase for an age
old process, which can mean 'all things to all men'. In 1963 the
IMinistry of Housing and Locai'Government's description was (16) that:

"Urban renewal involves ... slum clearance, improvement,

a proper standard of repair, and the enormous task of

improving the environment".
The process is influenced by political ideologies and dogma; resources,
attitudes, aptitudes and enthusiasm.. It should involve public
participation, or at least the dissemination of information. The
simplified arguments revolve around decay, disrepair, dereliction and -
environmental disadvantage; only rarely are the inhabitants considered,
despite exclamations that "Planning is for people", or "there is no
intention of destroying genuine village_life". The immediate post-war
official philosophy in Bishop Auckland embodied the concepts that
Development Plans were evolved for the good of the people; the process’
of slum clearance was designed to protect péople from themselves; and
that moving to the utopia of a modern housing estate heralded a new
beginning. With an initial list of more than two thousand three
hundred unfit houses, that philosophy was all pervasive during the
two decades from 1949. Emphasis altered, belatedly, in the late
1960's, after almost two thousand three hundred dwellings had been
demolished. The newer -policy was influenced by more enlightened
attitudes; the availability of wider powers; and a change in local
political control.
Many claims can be made for Durham County, and one of those would be
tha£ the County Council has been coﬁtrolled and dominated by the Labour

Party for more than half a century. It is ironic that a working class

political machine should impose a policy which resulted in the
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TABLE 1
3ISHOP AUCKLAND U.D.C.
2QLITICAL CONTROL: 1040-1970
LCTION SOLITICAL GROUPING N—
AR TA3. | COW. |CIVIC| Lia. | IND. [soTaL
1949 21 7 - - b |32 148 + 9
1952 25 5 - 1 1 |32 L3 - 18
1955 21 9 - 2 |13 L8 - §
1958 21 3 - 1 [ I La3 - 3
161 | 20 8 1 1 & |36 |wBasu
. ) O
1664 16 ] 5 1 8 3% u;a -4
1967 17 7 % t 7 36 22: -2
*1970 18 5 2 1 10 |36 NONE

*An ’'alliance’ of Conservative, Civics, Independents and a
Liberal continued control zhrough the Chairman of Council's
casting vote at the Annual Meeting.

Source: Council! Minutas of Annual Meatings
Bishop Aucikland "Memoers’ 3ook". 1937-197%

destruction of working class life-stylés, albeit for atruistic motives,
and in doing so was assisted by working class controlled second tier
local governmént units, namely the District Councils.

From 1937 Bishop Auckland Urbam District Council had a Labour majority,
whicg reached the controlling peak in 1952 with twenty five out of
thirty two Members (Table 1). The Labour Councillors, and others,
were typical of the area, and Table 2 shows the composition of each
'Council' from 1949 until the final election before reorganisation.
‘Table 3 indicates the political affiliations, occupations, and numbers
of all Councillors who served, for varying periods, between 1949 and
1974. The predominance, then decline of miners, and the steady increase

of general labourers, for eiémﬁle, reflected the changing industrial

scene,

o
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Recalling the discussions and 'debates' in Committee, on the County
Development Plan, it is my opinion that Councillors and senior
officials of Bishop Auckland U.D.C., in the early 1950's, although
appreciating the broad outlines, failed completely to grasp the
significance of the set£1ement policy. Few Members had the
opfortunity of reading the bound volume of the Plan, and the precis

given to them by their officers contained such extracts as:

TABLE 2

COMPOSITION OF 3ISHOP AUCKIAND U.D.S.

OCCUPATION SLECTION YEAR
1949| 1952 1955] 1958( 1961] 1964] 1967| 1970
Miner 8 9 7 51 3 3 - -
Retired Miner 2 2 b 2 b - 3 &
Colliery Zmplovee 1 2 2 2 3j 3 2 2
Railway Zmployee 3 2 3 2 L J 3 L
Ratd. Rail Employee 1 1 1 1 1 3 1 -
General Labourer 1 3 L - 3 b 3 5
Driver - ! 1 2 1 1 2 4
Caretaker . - - - - 1 - 2 1
Company Director 3 4 6 6 [ 4 3
Company Secretary 1 1 1 2 2 2 2 3
Susinessman 2| v ] o] - 3 2] 2
Hdaulage Contractor - - - - - 1 1 .
3uilding Contractor - - - - - - - 1
Cinema Manager - - - - 1 - - -
Retd. 3ank Manager - - - - - 1 1 -
Retd. Police Superintendeat - - - 1 1| - 1 -
Insurance_ Agent 2 1 i 1 2 1 - -
Retired Ins. Agent - - - 1 1 1 1 -
Sales Representative - 2 2 1 2 1 1 2
Sstate Agent ’ - - - - - 1 1 i
Accountant - - - - 1 L 1 1
Solicitor 1 - - - - - - -
Solicitor's Clerk 1 - - - - - - -
Local Government Cfficer 1 1 1 2 1 1 - -
Chemical Zngineer - - - - - - 1 1
Journalist - - - - - - 2 2
Publican 1 - - - - - - -
Agric. Smallholder - 1 1 1 1 13 - -
Teacher 1 1 2 2 2 2 ! -
Housewife 1 - - 2 1 2 1 2
Total Members 32y 3= 3] 3 l 6 | 36 | 36 | 38

Source: Dishop Auckland"Memoers' 3ook™: 1937-1974
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TABLE 3

OCCUPATION AND POLITICAL AFFILIATION CF COUNCILLORS

1949 - 1974

QCCUPATION

CON.

CIVIC

L3.

o.!

TOTAL

Miner

Rgtired Miner
Coliiery Zmplovee
Railway Zaployee

Retd. Railway Zmployee
General Labourer
Oriver

Carataker

Coampany Director
Company Secretary
3usinessman

Haulage Contractor
3uilding Contractor
Cinema Manager

Retd. 3ank Manager
Retd. Police Superintendent
Insurance Agent

Retd.. Iasurance Agent
Sales Representative
Zstate Agent
Accountant -

Solicitor

Solicitor's Clerk
Local Government Officer
Chemical Ingineer
Journalist

Publican

Agric. Smallhalder
Teacher

Housewife
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Source: 3ishop Auckland Members' 3ook":

1037-1974

"there is no- proposal to demolish any village, nor

there a policy against genuine village life”.

"jt is for the sake of our children that the adjust-
ments must be made'.

Mthe task is to ensure that the social life and

facilities of all settlements afe improved to

measure up more adequately with increasing needs.
This will stabilise the social life of the County".
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"if we fail to make adjustments the villages will
become mere dormitories; hardship will be caused
to people; and the creation of convenient and
pleasant living conditions will become increasingly
difficult” (17).
It was not appreciated that the County Council did not have powers to
demolish villages, nor that they (the County) regarded very few
villages as genuine.
The then Labour Group Leader, and County Alderman, recently explained
(18):
"We did not know that the County Development Plan
would mean no building in the villages. We were
not told. Not even the CTounty Councillors knew.
It was obvious that some of the villages would
disappear as we know them because of the condition
of the houses - but we assumed that redevelopment
would follow™".
Nevertheless, acceptance of the Plan was not untypical of
District Council grass roots policy making, a process which can easily
be equated with less important issues such as the need for a refuse
tip, or even a bus stop. Once the necessity was agreed, and approved
in principle, future consequences (assuming an awareness) would be
ignored until a decision on location was required, by which time
growing resistance would demand more detailed consideration.
Time, events, and pressure increased an awareness of the Category 'D'
consequences. Following consideration of a scheme, prepared by the
Engineer and Surveyor, to build 250 houses at Witton Park at an

approximate cost of £500,0C0, the District Council resolved, in 1954,

"that the scheme be adopted and referred to the
County Planning Officer". (19).

That decision, taken 'more in arrogance than with sweet reason’,
was apparently inspired by the Government's White Paper,
"Houses: The Next Step" (20):

"There are several reasons why families living in

slums should be rehoused on or close to the sites

from which the houses are cleared. Many people
dislike being uprooted from the districts, friends,
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and haunts they know and like. They prefer to
be rehoused near their old homes".

When the County Council refused the application for houses at Witton
Park, Conservative Members tabled a Notice of Motion at the next
Council Meeting (21):

"That this Council rescind the previous Minute
which adopted the County Development Plan'.

The motion was substantially defeated, by sixteen votes to three.

At that time, Bishop Auckland's housing programme was determined

by the Health and Housing Committees, who saw their chief roles as the
clearance of unfit properties, and building new houses, respectively.
In that limited 'inverted' telescopic perspective the Members received
expected and predictable advice from their senior officers, on the
basis of Departmental separatism., Success in the housing field was
important because it represented a political plus for the controlling
group, and in achieving that the iocal caucus had no wish to overtly
defy the County machine. But resistance to the County policy grew,
initially through the Witton Park Defence Committee, and outwardly

the official attitude, at District Level, sortened. Even though
Category 'D' had been accepted, there was a contradiction in terms
because, local Labour Group decisions allowed Members to support
proposals for the redevelopment of villages seriously affected by slum
clearance. Obviously there was no political loss in agreeing to a
scheme which would be rejected at County level. One District Member,
also a Labour County Councillor, revealed the political dihedral when
he publicly declared, at a Council Meeting, that although he opposed
Category 'D', and supported village redevelopment, he was bound by
Group decision to vote the other way at County Hall. This recollection

was recently confirmed (22) by former Councillor Jim Mudd, Witton Park's

Labour, then Independent, rebel.
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Slum clearance acceleration, and the construction of hew houses on the
extensive Woodhouse Close Estate at Bishop Aucklénd, and other selected
areas in the Urban District, caused mounting concern. Continued
intransigence, by the ruling group, resulted in'the loss of nine Labour
Councillors in five major 'D' settlements over a period of nine years
(Table: 4). The loss was not simply a political one in the sense

that Labour Members were replaced by Civics or Conservatives. Some

of the new Councillors were of ;orking class background who had
initially stood as Indepéndent Labour candidates, because they opposed

the 'D' policy and refused to be tied to the Party line, with the

TABLE: 4

3ISHOP AUCKLAND U.D.C.

Political Comvosition in major Catecorvy 'D' Ser:lements

1949 | 1952 1955| 1958 | 1961;1964 | 1567 | 1970

Witton Park
and Zscomb

Labour 1 3 2 2 - 2 - -
Conservative 1 - - - 1 - - -
Independent - - 1 l 1 1 3
Civic - - - - e - 1 -

*In 1954 a Labour Member resigned the'Whip' and thereaiter representad
the Ward (until 1967) as an Independent Councillor

3inchester

Labour 1 1 1 1 1 - 1 -
Independent - - - - - 1 - 1
Newfield

Labour 1 1 1 1 - - -
Independent - - - - - 1 1 |- 1

Coundon Granae (included Gurney Valley and Slose House)

Labour 2 2 2 2 2 2
I{ndependent - - - - - -

W -
A

St. Andrews (which included Zldon Lane, 3ridge Place and Coronation)

Labour 3 3 b} 3 3 - 1 2
Conservative - - - - - 2 1 -
Civic - - - - - 1 1 1
Independent - - - - - - - -

Other 'D!' settlements were included in larger electoral wards, for
example, Toronto was part of the Newton Cap, 3ishop Auckland, Ward.

Source: 3ishop Auckland "Members' 3ogk™: i937-1974



result that they were not selected as official Party nominees.
Consequently, in 1964, the Labour Party lost control of Bishop

Auckland after twenty seven years. Although the local Labour Party
changed its attitude on the Category 'D' issue after 1967, when the
'0ld guard' was replaced by younger, enthusiastic and more socially
conscious Councillors, they did not regain control before the
reorganisation of local government in 197 .

A further consequence of County policy was the growth of organised
opposition. For several years the Witton Park Defence Committee had
fought alone, but in 1962 the Eldon Lane and District Redevelopment
Association (ELDRA) was created; and in 1967 several of the newly
elected Independent Councillors representing Coundon Grange, Binchester,
Newfield and Witton Park agreed to form a county wide organisation
known as the County Redevelopment of Villages Action Committee (CROVAC).
From the latter group spfang forth the Durham County Housing
Association, which put words into action by improving, on a substantial

scale, sub-standard houses, in ‘condemned*' villages.

In the following chapters I amplify basic contentions that:

- the various analyses of dereliction, and emphasis
on place, not only distorted reality, but ignored
the social vitality of the villages;

- there was no authoritative justification for assuming
a priori that economic change would lead to the
disintegration of communities; a reduction in the
vitality of village life; or the physical and mental
deterioration of the inhabitants;

- the Achilles heel of the housing policy was an
insistence that Aristotle's 'Good-Life' could only
be achieved by demolition and re-location.

- Witton Park was to the local authorities a problem
mutation of their ill-founded prejudice, and wrongly
devastated because of its unwarranted 'evil! reputation;
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- it is not a self-evident truth that urban renewal
removes, or even reduces deprivation;

- there was an undue emphasis on slums, and sium

clearance, by Officials and Members who had a

disinge nuous reluctance (or inability) to climb the

snowy heights of unfamiliarity, in order to

interpret and understand new legislation relating

to gradual renewal;

- defects in the Development Plan, and District Council

housing action policy, applied processes which lacked

humanity, and ignored people's expectations, preferences,

and aspirations, with resulting injustice, both individual

and collective;
A study in retrospect of necessity depends mainly on the availability
of material, and the methodology applied was a comprehensive use of
published and unpublished personal material; private papers kindly
loaned; local authority documents, such as Council Minutes,
extracts from Committee proceedings, officer Peports to Committee,
Departmental information, and Annual Reports of the Medical Officer
of Health, Consultants' reports, newspaper articles and comments,
census information, and the results of unstructured interviews with
many people who lived and worked in the villages. The political
input on policy and action emerged from discussions with Councillors
of differing persuasions. Linking the various elements are my thirty
years experience in housing and environmental health.
The importance of photographs, especially in a housing study, is
recognised, and they form an integral part of the Thesis in providing
a visual explanation to the script. Apart from being descriptive,
and documentary, they allow comparisons to be made, not only in the
sense of 'before and after' but also with other buildings in other
areas. Judgement of house conditions is subjective, not absolute, and
properties regarded as near slums in one District may well be
referred to as 'bijoux residences' in another. There is, of course,

the historic value, and ail photographs on any time-scale are part

of history, which often cannot be repeated. The majority of properties
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shown have already been demolished, and their reproduction forms a
permanent record for the future. With the exception of those dated
around 1920, and two reproduced with permission from Daily Telegraph
Publications Limited, all the photographs are now filed in the
Environmental Health Depariment of Wear Valley District Council.

Even though the photographic reproduction has been by Xerox machine,
and the larger ones reduced, then re-copied, detail has not been lost,
nor do they lack character.

There are, however, limitations.to the use of acquired information,
par#icularly personal documqnts and recollected experiences. As
discussed by Martin Bulmer (8) they must be tested against the criteria
of reliability, adequacy, representativeness, and validity of
interpretation. Official documents are most likely to be accurate;

for instance, the demographic data from slum clearance inspection
sheets, and Medical Officer of Health's Annual Reports are factual

And reliable. Although subject to literary licence, newspaper reports
provide a background to events temporarily lost to memory, and are
useful in bringing forth happenings beyond a normal recall span.

The numerous interviews, mainly focused on Witton Park, were unstructured
and non-directive, and perhaps are better described as 'conversations
with a purpose'. That type of informal interview, with unsystematic
questioning, has, I suggest, the merits of flexibility, comprehensive-
ness, and depth. The discussions were often rich in detail, and went
deep into attitudes, memories and emotions, and being entirely informal
produced honest views with a high degree of validity. Howvever, caution
must naturally be exercised with expressed personal opinions, especially
when an interviewee is elderly, and attempts to remember incidents of

many years ago. Memory is not infallible, and recollections can be

hazy, sentimental, biased, and ego-euphoric or defensive. Nevertheless,

their value must not be discounted since recall of a lived experience
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is often instant, and the image sharp and decisive. To many elderly

people the past is, and always will be, alive and fresh. But to a

certain degree any limitations of exaggeration or underestimation

are evened out by the extent and representative nature of the

interviews.

The validity of interpretation rests with me alone, in

the light of personal experience and observation, expressed as

opinion and judgement which, quite naturally, cannot be regarded as

definitive.

The Thesis is structured in Chapter form, with related on-line references

listed at the end of each.

Chapter 1

Chagter 2

Chapter 3

contains a brief outline of the Durham County
Settlement Plan relativé to the Bishop Auckland
area, from the year of inception to 1979 when
seemingly the Category 'D' policy was finally

abandoned.

introduces the village of Witton Park with
'historical' and contemporary views, and
attempts, retrospectively, to reconstruct

aspects of the physical and social structures.

looks at 'slum' housing, and argues that
preconceived notions and Ministerial exhortations
distorted and confused a relatively simple
concept. It is further argued that Witton Park
was the victim of‘prejudice and an ill-founded
evil reputation. As a consequence the village
was 'processed' with undue and unwarranted haste

which resulted in its ultimate devastation.
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Chapter 4 - describes the execution of housing powers
determined by the policy makers, between 1949 and
1979, with particular reference to Witton Park
and three other villages, namely, Escomb, Binchester,

and Eldon Lane/Coundon Grange.

Chagfer 5 =~ the consequences, intended or otherwise, of
housing action in the Bishop Auckland Area, raise
quéstions of individual and collective justice,
and these are generaliy examined in relation to
urban renewal.

The effectiveness of ;esolved housing policies

and activities are considered.

Chapter 6 -~ views the future of three of the villages, namely

Witton Park, Binchester, and Eldon Lane/Coundon Grange.

Appendix - provides a brief synopsis of the relevant legislation
since 1868, empowering successive local authorities
to exercise housing functions of repair, closure, area
clearance, improvement, general rehabilitation, and

compensation, in the private sector.

Bibliography- lists all books, circulars, pamphlets, reports and

other material, which were consulted and/or quoted

in the preparation of this Thesis.
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CHAPTER 1

THE DURHAM CCUNTY DEVELOPMENT PLAN

The County Development Plan was structured on the foundations of the
first‘major statement of industrial development and settlément pblicy
for the North East, by Sir George Pepler and P.W. MacFarlane (1), and
sought to plan for a redistribution bf population based primarily
upon convenient_access to industrial opportunity. It was a local
effort, in planning terms, and sought to reform the settlement
pattern of the County in order to overcome the problems of
environmental decay, unemployment and outward migration caused by
the-decline-of traditional industries.

In considering the future changes in the settlement pattern the

County Planning Officer commented that (2):-

"An assessment of the future of each settlement is
based upon the employment prospects in the vicinity,
and in particular on the colliery assessment and
the proximity of industrial sites allocated in the
Plan, the physical condition of property and services,
and the siting of the settlements.

On this basis all settlements have been placed in one
of four categories:-

A - Those in which investment of considerable further
amounts of capital is envisaged because of an
expected future regrouping of population, or because
jt is anticipated that the future natural increase
in population will be retained.

B - Those in which it is believed that the population
will remain at approximately the present level for
many years to come. It is felt that sufficient
capital should be invested in these communities
to cater for approximately the present population.

C - Those from which it is believed that there may be
an outward movement of some part of the population.
In these cases it is felt that only sufficient
capital should be invested to cater for the needs

of a reduced population.
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D - Those from which a considerable loss of
population may be expected. In these cases
it is felt that there should be no further
investment of capital on any considerable
scale, and that any proposal to invest
capital should be carefully examined.

This generally means that when the existing
houses become uninhabitable they should be
replaced elsewhere, and that any expenditure

on facilities and services in these communities
which would involve public money should be
limited to conform to what appears to be the
possible future life of existing property in
the community. It is most important that

there should be no misunderstanding on the
meaning of this classification.

There is no proposal to demolish anv village,
nor is there a policy against genuine village
life."

The villages of Witton Park, Binchester, E;;omb and Eldon Lane/
Coundon Grange were among the 114 in the County initially classified
as Category 'D', and had been included for all, or a combination
of, the following reasons:
i) the existing or expected future lack of employment;
ii) the poor siting of the villages;
iii) the low standard of much of the existing property;
iv) the lack of social facilities.
In accepting the Written Analysis and Draft Statement of the
Development Plan, Bishop Auckland Council resolved (3):

"that the County Development Plan Draft Statement,
after being considered in detail be accepted, and
that the Clerk be authorised to immediately forward
to the County Planning Officer the following
observations for possible inclusion in his final

report:-

i) Allocation of Land for New Industries - add
sites at Tindale Crescent and South Church
which might be considered suitable for
development.

ii) Village Halls - suggest that Coundon Grange
be considered as a village in which a
village hall should be placed."
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It is interesting to note that the Chairman of the meeting was the
local member for the Coundon Grange Y%ard; and to record in 1979, that,
almost thirty years later, neithe; proposed site has, or is likely

to have industrial use, nor has Coundon Grange a village hall.

The Development Plan described as:

"flexible and subject to review every five years in the
light of changing circumstances" (&)

and objected to by two District Councils (Sedgefield RDC and Crook

and Willington UDC) out of thirty one in the County, was approved by
the Minister of Housing and local Government in 1954, after a

Public Inquiry held two years earlier. In general terms, West of

the Al (M) became the land of the Category "D" villages.

Within the framework of the Development Plan, the County Planners
prepared, and submitted to Whitehall in 1955, the Bishop Auckland
Town Map. At the following Public Inquiry, 1956, the County

Council was supported by Bishop Auckland UDC, but violently opposed

by the villages of Witton Park and Escomb, the former at the initiation
of an urgently formed 'Defence Committee' led by the Vicar of

Witton Park, and Labour Councillor J. Mudd. The Town Map was approved
in 1957: Escomb was reprieved, pbut Witton Park confirmed as a

'Category D' village.

The policy was rigidly and firmly applied as application after
application, by builders, individuals and local authorities, for
planning permission to build in 'D' villages was refused by the
County and supported by the Minister on appeal.

Population declinre in the villages, as demolition proceeded, became

a self-fulfilled and propelled prophecy.
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The first Review was not until 1964 when the County Council took
the opportunity to alter completely the indication of settlement
classification by letters.

That was in response to the alphabetical image conjured by the 'D'
tag with connotations of Distress, Decay, Doom, Drabness, Peath and
Dereliction. Subsequently the villages were grouped as foilows (5):

» Settlements in which approval may be given for
residential development;

- Settlements in which a limited number of houses
may be approved if their siting and design is
appropriate to the present character, size, and
function of the settlement;

~ Settlements in which new development will be limited
to the Social and other facilities needad for the
life of the existing property.

Escomb was placed in the second group, with Witton Park, Binchester,
Eldon Lane/Coundon Grange in the third. The wording altered but the
policy remained the same, and the term 'Category D' stayed in the

jargon of local speech.

The First Review documents were the subject of a Public Inquiry,
and the Report of the Minister's Inspector was published in
1968. His recommendations were accepted by the Minister who agreed

(6)

"a) that the classification of Witton Park should
be reconsidered because the settlement is in
pleasant surroundings and reasonably close to
Bishop Auckland. Yhile the partly demolished
centre comprised some streets offering poor
living conditions, there were better houses
and social facilities on the Southern part.
Re-classification should be on the basis that
for the community some development could
_create satisfactory living conditions."

") to take no action as respects certain villages
and to confirm the policy in respect of them."
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That referred to, inter alia, Binchester and Coundon Grange -

because of their bad siting, and poor condition of property and
environment.
"c) although I do not recommend any change of
classification now, I would accept specific
proposals to be made .... showing to what
extent and over what period of time the villages

ought to be redeveloped.'

The- group included Witton Park and Eldon Lane.

As regards Eldon Lane and Coundon Grange I have never been able to
comprehend the reasoning (assuming reason formed a basis) for
separating these two villages, because physically they are divided
only by the invisible line of a ward boundary.
As Professor Lichfield commented (7):

"Eldon Lane and Coundon Grange ..... because of

the accident of their origins bear separate names,

but have been treated in the County Development

Plan as separate 'settlements'. We consider the

distinction illogical, unnecessary and invalid."
In his Report the.Inspector had remarked on the settlement policy
generally, and felt that it could only be achieved by total
clearance, and suggested that because unprogrammed demolition of
properties was causing distress, due to worsened conditions of life,
the planning objectives would be more effective if a phased
programme was worked out for complete clearance - settlement by
settlement. That was a statement of surprising naivety made without
concern for implementation or consequence. With 114 Category 'D’
Villages within the boundaries of 21 District Councils the political
manoeuvring alone would have been a barrier. Needless to say the

Inspector did not suggest measures for attaining the impossible in

terms of co-operation and co-ordination.

Bishop Auckland Council, in 1969, decided to act on the Minister's
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remarks about the Eldon Lane area, and have the whole question of
development in villages studied by a "Planner of the highest
calibre' .(8), and subsequently Professor Nathaniel Lichfield and
Associates were appointed. Their Report (9) recommended, inter
alia, pressing for the re-classifying of not only Eldon Lane, bﬁt
also Coundon Grange.

Witton Park was outside the Consultants' terms of reference because
it was assumed that the County Council would seriously consider the

Minister's recommendation of re-classification.

The County reply came in 1970 (10). The Planning Committee had
decided first, that they could see no logical reason for recommending
any change in policy as regards Witton Park; second, they agreed
that a development scheme for Eldon'Lane‘gEli was possible providing

that:

"the Chief Public Health Inspector's recommendation,
in his Report of September 1968, for the clearance
of 4817 houses is accepted, because without this
level of demolition any comprehensive scheme of
development would be difficult to carry out.”

That proviso completely distorted the conclusions of that report (11)
in which it had been clearly indicated, step by step, that unless
remedial measures of repair, maintenance and improvemént were

effected then 483 houses were at risk, and could probably be in

such a condition by 1998 that the clearance of them could be a

distinct possible course of action.

Lichfield and Associaies were commissioned, in 1970, to undertake
a detailed study of Eldon Lane/Coundon Grange, and their Report (12),
a year later, containing a recommended scheme for rehabilitation of

the area, was unanimously accepted by the District Council for
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forwarding to the County Council.

Not until the 1973 Development Plan Review (Written Analysis)

did the County Planning Officer agree that Eldon Lane and Coundon
Grange should be regarded as one settlement, and he stated (13):

"It is accepted that new development should fill the
spaces which now exist in Eldon lLane/Coundon Grange,
and as regards new housing it is proposed, therefore,
to build 180 houses between CToundon Grange and Close
House."

For Witton Park

"there can be no question of carrving out a scheme of
redevelooment for the existing population ....
there is no employment there and people must travel
daily to their jobs ...."

Under the terms of the Town and Country Planning act, 1971 (14)

the County Planning authority was charged with preparing a new
Development Plan for their area - namely a Structure Plan. The
Local Government Act, 1972 modified (15) this by transferring the
responsibility for local plans to the new reorganised District
Councils, on the condition precedent to any approval that they
conform to the Structure Plan.

In 1974 the new Wear Valley District Council created their own
Planning Department on lines suggested by the Bains Report (16), and
appointed a qualified planning officer to head the new structure.

| By 1976 the County Structure Plan preparation was well advanced, and
in order to make their position clear the Labour controlled Wear

Valley Council resolved that (17):

"This Council's policy is total opposition to the
principle of Category 'D', and will inform the County
Council to that effect.

This Council feels that all planning decisions for
development in the respective villages should be
treated on individual merit, and private development
encouraged in order to retain and, where necessary,
extend existing villages."
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Three months later the District Planning Officer produced a report
on proposals for the "Physical assessment and housing development
potential of Category 'D' villages" (18). He regarded Witton Park
in the following terms: |

"It is widely accepted and easily recognisable that this
village has been the worst to suffer from the County
Council's 'D' policy, so much so that only a skeleton

of the original village remains. However, while there

is no doubt that the policy has physically wrecked the
village, there is considerable evidence that the

policy has failed to obliterate Witton Park as a community.
Examples of this can be seen in the successful Carnival of
1976, and the determination of the recently formed YWitton
Park Action Committee whose aim is to secure a future for
Witton Park as a village. Having already established

that there is a confirmed demand for new development in
Witton Park into which people will move, it is now a
question of deciding new housing sites for what will
virtually be a new village bearing the name of Witton
Park - incorporating the new with the old". (19).

In October, 1977, the Durham Branch of the Association of District
Councils issued a statement concerning the County Structure Plan
Settlement Policy (20):

"The Association emphasise the desire for a change

of heart on the part of the County Council with

regard to the settlement policy, and a need for

District Councils to have freedom in deciding issues

relating to settlements and to housing within them".
One month later, on 10th November 1977, the County Policy and
Resources Committee passed a historic resolution:

"That the Structure Plan Settlement Policy he confined

to allow all villages to be placed in Category A or

B of the original 1951 County Development Plan".
Tldon Lane/Coundon Grange was: placed in Category A, and Binchester
and Witton Park in Category B.
From heing conceived in ardour on the plinth of the Pepler-

MacFarlane monument it seemed that the Category D policy, after twenty

years gestation, was finally aborted.
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The 'new' policy was detailed in the County Planning Report "Choosing
the Policies" (21) in which the new Category A was described as being:
"where the investment of considerable further capital is
envisaged, and general housing development may be
approved in accordance with the basic principles for
housing development'.
and Category B as
"places where infill and replacement housing, appropriate
in scale and character may be approved within defined
limits of development".
Unlike'Bishop Auckland Urban District Council in 1951, Wear Valley
Council, concerned at possible restrictions in the new policy, were
determined to examine the County report in detail. Councillor Alan
York, elected as an Independent, on the Category D issue, in 1967, who
was founder member of C.R.0.V.A.C. (County Redevelopment of Yillage
Action Committee), Chairman of Witton Park's Action Committee, and
Chairman of the Wear Valley Planning Committee, said at the first of
five specially convened Council Meetings (22):
"we must go through this report in great detail, we
do not want to repeat the same mistakes when
Category 'D' was imposed on our villages; we need

to protect the future from the misery and suffering
of the past".
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CHAPTER 2

WITTON PARK

The former industrial village of Witton Park is located approximately
three miles (by road) West of the Bishop Auckland's Market square
(Map 1 ). In October, 1816, when William Chaytor purchased the
Witton Castle Estate for £78,00Q, Witton Park did not exist, the only
dwellings were a few scattered farm buildings, and cottages at Woodside.
The metamorphosis began early in the nineteenth century when the Mary
Ann, Jane and George Pits were opened, and in 1825 with the construction
of the Dar lington and Stockton Railway which had Witton Park as one
of its termini, near to the Jane Pit. 'hen the village was built on
land, which in the reign of Henry I1 was part of the Royal Manor of
‘Witchun enclosing Witton Castle, it gained the one and only tenuous
1ink_with antiquity.

However, a more significant date in the history of the village was
the introduction, in 1846, of the ironworks industry, by Messrs.
Bolckow and Vaughan, which literally completed the transformation.
The construction of the Ironworks, with puddling and mill furnaces,
was initially sufficient to provide employment for some three hundred
men and boys, and heralded an invasion of the district by the Welsh
and Irish, a peaceful occupation in which tQé men from the land of
mountains and involved spelling had the larger share.

The families of Jones, Jenkins, Williams, O!'Brien, Morgan, Murphy,
Sullivan, and many others, took possession of the scores of houses

quickly built to accommodate them.
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The streets included Church (now Main) Street, (Photograph 1); Low

and High Albion, King, Thompson and Queen Streets; Old Réw (1ater
Garden Street), Viaduct Cottages; Albion Terrace, Park Terrace,
Station Terrace, John Street, Black (now Park) Koad; Stable, Middle
and Barnsley Rows (demolished before 1914),

Witton Park, the 19th Century village was an accomplished fact. The

MAIN Street, Witton Park Photograph 1
(c. 1919) ’
Ironworks rapidly expanded, and soon became the main centre in the
North, with reputedly the largest blast furnaces in the Country, and
employed a workforce well in excess of a thousand. The area was
prosperous and a veritable hive of industry. Even so, industrial
troubles were not unknown, and in August, 1866, a strike earned the
village unwelcome notoriety - as recorded in Richmond's "Local Records
of Stockton and Neighbourhood" (1):

"A riot took place at Witton Park in consequence of

several men having been set to work at the iron

furnaces of Messrs. Bolckow and Vaughan. This gave

great offence to the workmen on strike who, becoming

exasperated, committed various acts of a most

disgraceful character. Two men, for taking part in
the riot, were tried at the Durham Assizes and
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sentenced to six months' imprisonement”,
In the latter half of the nineteenth century the village was fcrmed
by twenty one streets or terraces, eight of whi;h were set in a
grid-iron pattern; and contained, in addition to 722 houses (2):

New Connection Chapel.

St. Chad's Roman Catholic Church.

Baptist Church,

Calvanistic Methodist Church.

Welsh Independent Church.

Welsh Wesleyan Chapel.

Congregational Chapel.

Wesleyan Methodist Chapel.

A Bookseller and Stationer.

Chemist and Druggist's Shop.

Post and Telegraph Office.

Three Glass, China and Earthenware Dealers.
Barber's Shop.

Twelve Grocers and Drapers.

Three Grocery Stores.

Fourteen Dressmaking establishments,

Seven Butchers' Shops.

Two Grocery and fruiterers' stores.

A Pawnbroker.

Three hotels, a tavern, and ten public houses.

Within a few years two more public houses were opened. St. Paul's
Anglican Church was completed in 1877, at a cost of £2,431 - 19s.-0d.,
and "The Rock", a London published evangelical newspaper recorded

that (3):

"The consecration of St. Paul's Church, Witton Park
by the Bishop of Durham took place on Friday,
14 May ...... The Church has been more than nine
years building owing to the difficulty experienced
in raising the necessary funds". -
According to the Building Fund Subscription List (4) the site had
been given by Messrs. Bolckow, Vaughan and Co. Limited who also

donated £200; there was £720 from the Lord Bishop of Durham; and

£50 each from Mr. H. Bolckow, M.P., and mine owner Mr. W. Stobart,

J.P.
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Construction of the Primitive Methodist Chapel was completed in 1883

at a cost of £1250 (Photqg;aph: 2), and the Salvation Army Citadel

Pr i Photograph: 2 (c.1920)

From a population of 162 in 1801, the geographical and administrative
district of Witton Park and Escomb had grown by 1871 to 4,313. (Table: 5).
The Ironworks employees worked twelve hours daily, from 6 am to 6 pm, and
earnings ranged from £3.to £10. per week (5). Pay day was fortnightly, and
it was said that at weekends 'beer flowed in the gutters, and rival

religious groups fought into the night'. . U

Table: 5
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Fordyce wrote of the village in 1853 (6):

"The population are for the most part in a state
of primitive rudeness which, however common in
isolated communities fifty years ago, contrasts
strangely with the most orderly manners of the
present day"

He added

"One of those ancient customs, "more honoured

in the bYreach than the observance', was revived

at Escomb, Woodside and Witton Park Ironworks

on the 20th, 21st, and 22nd May 1852 when a crowd
of workmen performed the noisy ceremony of '"riding
the stang", with two figures intended to represent
a man and woman, the morality of whose conduct had
been impeached. After repeating the procession on
the three evenings accompanied by music of a most
discordant description, the effigies were burnt
amidst the most boisterous and unequivocal
demonstration in front of the male delinquent".

From the number of licensed premises existing at that time it is

not difficult to imagine the extent of weekend activities. For many,
pay-time meant an orgy of spending and drinking. Had it not been for
a system of food vouchers (known as "Tommy Tickets") issued by the
employers, with an equivalent amount deducted from wages, *%he plight
of some families would have defied reasonable description. .Somé
memories of the 'good old days' when Witton Park was a flourishing '
industrial centre were recalled by Mr. George Hulme - a life long
resident, who in 1931 celebrated sixty years as a Lay Preacher (7):

"Like most children of his time he was sent out as a

wage earner, and at the age of nine was engaged at

the ironworks as a puddler. One of his workmates

was the late Rev. Dr. T. Witton Davies, former professor

of Semitic Languages at the University of North Viales,

and a world renowned scholar in Hebrew studies.

Mr. Holme recalls those palmy days when the village

priest used to stand at the Ironworks gate, on paynight,
with a top hat full of silver coins 'donated' by Catholic
Workers; and the weekend carousals which reqularly resulted
in twenty or more drunken men sleeping in the police cells.
Commenting on the religious life, he said that the Churches
and Chapels weekly enjoyed packed congregations”,
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Religion.was adequately served by the numerous churches and chapels.
The Catholic population worshipped in a chapel formed out of three
cottages bequeathed for that purpose by their Priest, Father H.
Cadigan. In 1859 the Wesleyan Methodist Chapel had been built {for
£1000) to seat Six hundred, and in the same year the Baptist Chapel
was completed and large enough for three hundred. Basic cultural

and educational pursuits found outlet through a Mechanic's Institute,
and in 1860 it housed more than four hundred books. There was a
Mutual Improvement Society connected with the Wesleyan Church, which
by 1863 had added a Sunday School. A Children's Society flourished
in £he Welsh Wesleyan Chapel. The first school was built in 1871
with contributions deducted from men's wages, and augmented by grants
from Messrs. Bolckow and Vaughan. It provided accommodation for 287
juniors and 289 infant pupils. That building was taken down (c.1912)
and rebuilt to the original plan, at Cabin Gate (Woodhouse Close area),
Bishop Auckland, where it was used, until its demolition in the early
1960's, as a Church Mission Hall. Also extremely active were groups
such as the Sons of Temperance, Recchabites, Good Templars, British
and Foreign Bible Society, the Independent Order of Oddféllows,
Foresters, and Druids.

Many prominent men called Witton Park their birth place and first
home, including Dr. Witton Davies; Mr. Ben Spoor, Member of Parliament
for the Bishop Auckland constituency; and the youngest General in
the British Army, Brigadier-General Roland Boys Bradford, V.C., M.C.,
killed 'in action', 1917, at the age of twenty five, and to whose

memory the Rose Window, in the west wall of St. Paul's Church, is

dedicated.




For some time Messrs. Bolckow and Vaughan had been considering the
advisability of removing their Works nearer to the coast in order to
facilitate exports and obviate heavy rail charges. In 1876 they
established a new Bessemer plant, at Eston, for the production of

steel.
On the 19th May,1882 they closed the Witton Park Ironworks.

The closing of the Works was a tragedy for the village,and left the
inhabitants to the mércy of economic forces by removing the one
industrial enterprise that kept going all through each week, and paid
good wages. The closure had several consequences. Because it rendered
the majority of the male population unemployed, large numbers, with
their.families, moved away to seek alternative work, although some
found employment at the nearby Jane (Witton Park) and George (Escomb)
pits, and other collieries in the neighbourhood. A few men were
employed by the Railway Company. Since hardly anyone had money to
spend beyond the bare necessities, trade slumped and some of the
corner shops and public houses closed.

Many of the houses were boarded-up; . some properties were rented at
the nominal sum of one or two pence per week; others were 'let' free
of rent by landlords who preferred to have tenants, if only to act

as caretakers. The cheap rents, and especially those houses for which
rent was not asked, atfracted manv hawkers whose trading activities

earned the village the title of "Jam Jar City" - a stigma borne to

this day.

According to the 1894 'Durham Directory' (8):

"the village was much improved owing to many houses
hitherto empty being now occupied by Miners".
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but, the commercial peak of the 1870's had reduced to:

Stationers and Draper's Shop.

Grocery and Draper's Shop.

Two Drapery Stores.

Five General Dealers (one including the Post Office).
Five Butchers' Shops.

A Grocer and Butchers Shop.

Pawnbroker and Grocery Store.

Three hotels and eight public houses.

The first World War saw a reduction in the number of male inhabitants
but for a different reason. Nearly four hundred Witton Park men
served in various branches of the Armed Forces. Of those, sixty four

were killed, and eight decorated with the Military Medal for bravery.

It was in the early months of that conflict that "fame" in an unexpec-
ted form came to Witton Park. For years the remaining vacated properties
had been an is;ue of reproach and ridicule, but the Catholic Priest

saw in them a haven for War refugees:

"On 6th October, 1914, the first party of forty three
Belgian refugees arrived to take up temporary residence.
Thousands of people gathered from all parts of the
district and invaded the village to help the inhabitants
accord a real North country welcome to the exiles.
Witton Park in that one night had re-established its
fame, since it was the first place in the North to
welcome refugees.

Altogether some 170 individuals were adopted, and it
is not unlikely that in various parts of Belgium today
Witton Park is regarded as a place associated with
Belgian history". (9).

Many yvears later that piece of local 'history' was regarded

disparagingly by the County Planning Department when Witton Park

housing was described as:

"poorer than in any other village of comparable size
in the County, possibly because little has been done
in the village since the Ironworks closed, and for
long periods these houses either stood empty or were
used for refugees" (10).
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Long before the Greét War there had been a need for a social centre
which would belong to, and be used by, the village community. If a
concert or meeting was held, one of the churches or public houses had
to be borrowed for the occasion. It was that want which ledto the
suggestion, after the war had ended, that an Institute should be
constructed as a memorial to those killed, and a place of bhenefit for
those who had returned.

Within two years more than £2,000 was raised, and in 1920 the Witton
Park Memorial Institute was officially opened. It comprised a large

concert hall, games hall, billiards room with two full-sized tables,

Photograph: 3

WAR MEMORIAL INSTITUTE

WITTON PARK (c. 1922)

The grounds

library, reading room, kitchen and office. (Photograoh:3).
were fringed with sixty four Poplar trees, and the consummation of the
villagers' plans took place on the 25th October 1921, when the War

Memorial Plaque was unveiled by H.R.l. Princess Marie Louise. (11).

That Institute played an extremely important part in the social life

of the village for many years. It was the centre for the Tennis
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Club; the Witton Park and District Darts League; the Pigeon Club;
Homing Society; Fanciers Society; Allotments Society; Witton Park
Silver Prize Brass Band; Billiards League; and numerous Committees;
such as those which organised the Annual Sports; Carnival, rlower

and Livestock shows.

Despite the years of depression, newspaper reports show that Witton
Park was a place of exuberance, a place for celebration and 'public
happenings', and that its inhabitants had a capacity for intermingling,
easy encounter, relaxation and enjoyment.

For example:

1924 - "The Sports Committee of the Witton Park War Memorial
Institute held their 4th Annual Show in the Institute
Grounds. Beautiful weather prevailed and the attendance
constituted a record" (12).

"Finals of the Witton Park and District championships (tennis)
held at Institute" (13).

"The Witton Park Homing Society flew their first young
bird race from Selby (66 miles) on Saturday in con-
junction with the West Durham Federation.

Fifteen members sent up 122 birds" (14).

1925 - "The Annual August Bank Holiday weekend flower and
livestock show was held on 1st August, with more than
800 entries. An added attraction was a Brass Band

Concert" (15).

"A very enjoyable entertainment was given by members
of the Witton Park Memorial Institute who have styled
themselves the Yokabam Nigger Minstrel Troupe and
Savvy Band" (16).

"Members of the Royal Hotel Yearly Club held their
1st Annual Meeting when a dividend of 24 shillings
was paid to each member" (17).

1926 - "Over 250 people attended the ist Annual Whist Drive
promoted by the newly formed Witton Park branch of
the Bishop Auckland Conservatives Association” (18).

1A successful Whist drive and dance was held in the
Witton Park Council School by the local branch of

the Labour Party" (19).

"yjtton Park football team win Durham Amateur Cup"
(20).
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1927 - "At a social gathering in the Witton Park Parish
Hall, Mr. H. Wilson of Low Queen Street, was
presented with gifts from St. Paul's choir, and
villagers on his leaving for Canada under the
Land Emigration Scheme (21).

1929 - "Witton Park is in the Grip of a Carnival. It
is the City's feast of fun.
The three aspirants for Parliamentary honours
for the Bishop Auckland Constituency, one of whom
is Dr. Hugh Dalton, took a short respite from
their arduous electioneering duties when they
took part in welcoming the Carnival King and
Queen.
The event is organised this year to raise funds
for the Newcastle Royal Victoria Infirmary" (22).

"H.R.H. the Prince of Wales visited Witton Park
and called at many homes. Typical was the home
of Mr. and Mrs. Arthur Graydon and family of four
children. Mr. Graydon, an ex-soldier, has had
no work for five years. The family has had to
live on dole of thirty two shillings per week,
out of which is paid 5/6d. rent for their three
roomed house. The man wore a suit provided by
the Distress Fund" (23).

1930 - "The Witton Park Memorial Institute was crowded
when Pastor F. Chilton of the Nazarene Pentecostal

Assembly commenced seven days revival and divine
healing" (24).

1931 - "The 'Talkies' came to Witton Park last night when
the new system was installed at the Kinema. The

first film shown was the "The Desert Song" (25).

1932 - "Witton Park has raised £500 for charity over the
last five years with the annual carnival" (26).

Interest and activities in.that nuc leated village were almost infinite.
.There was a multiplicity of groups and organisations. MNineteen

Twenty Four was the year when the Witton Park Lodge of the Roval
Antediluvian Order of Buffaloes was formed on 5th October; the
National Society for the Prevention of Cruelty to Children Branch,

13th March, 1926; British legion Branch, 12th March 1926; Knights of
the Golden Horn,2nd August 1928; and the Womens' Institute on

27th January 1932. Also active were the Nurses Association; Ycung
Men's Christian Association; Wesley Guild; Mothers' Unionj Girls

Friendly Society; five Drass Bands, and Good Templars Lodge. The
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Annual Carnival, a three day event, was held in April; the Flower and
Livestock Show was an 'occasion' every August Bank Holiday; and in
September the Puddlers Arms Potato Club held its annual meeting.

During the winter months cookery and cake icing classes were well
attended, in the County Séhool. In the inter-war years the village was

a religiously mixed community without any disruptive dichotomy. Churches
and chapels had their regular Whist Drives, Dances, Concerts and

outings.

Village life carried on aﬁainst a backcloth of increasing industrial
depression. Stobart's 'George' Pit at Escomb had closed in 1916 with
the loss of 900 jobs, and in 1925 (27):

"s further 170 men and boys emploved at the MMoor Hill
Colliery, Hamsterley, received notice to terminate

their employment owing to the high cost of production,

and depression in the coal industry. The closing seriously
affects men from Witton Park"

and four days later:
"A11 84 men employed at the Witton Park 'Jane' Pit received

notice today'".
Until the late 1930's Witton Park was one of the most distressed
villages in Durham. It lived at the lowest economic level, like a
coelacanth - the creation of a different era for different needs.
A high proportion of school children received free hreakfasts, dinners,
milk and footwear from the Yitton Park School Feeding Committee,
Salvation Army and County Council.

During that period VWitton Park gained further notoriety with a second

reported riot:

"he first actual disturbance in Bishop Auckland area is
reported. Two buses were stoned near the Viaduct Aridge,
YWitton Park by a crowd of some 300 people, about 11 o'clock
last night. Coal stocks at Wear Valley Junction were
pilfered in the early hours of this morning by a crowd of
some 100 Witton Park people" (28).

That appears to have been an isolated incident, and does not detract

from the efforts of the villagers in other directions.
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The Community Service Council for Durham, an organisation inspired
by the National Council for Social Service, helped promote Clubs
in an effort to maintain the morale and self-respec£ of the
unemployed by providing them with opportunities for useful work.
After three attempts a social service committee was established at
Witton Park, and quickly planned a public amenities scheme. Following
a visit by the Commissioner for Distressed Areas the scheme was
approved and grant-aided with £310.
More than fifty unemployed men were engaged for nearly one year
levellipg a waste heap to provide a children's playground. The work
was completed in 1937, and

"The opening ceremony was performed by Sir William

Chaytor who took the first ride on the mechanical

horse accompanied by one of the hest known standards

in Witton Park, 82 ycars old Granny Stockdale” (29),
Shortly afterwards, a second Communal Centre was erected nearto the
playground. The large wooden hut, affectionately known as the
"Eureka Cree" provided another centre for concerts, whist drives,
dances and meetings.
The time of those unemployed had not been confined to community
schemes. In 1933 it was reported that the unemployed members of
St. Chad's Roman Catholic Church had, at various periods, carried out
much valuable work by improving and beautifying their church and its
grounds. Mr. C.S. Simon, a part time Rent Collector in Witton Park
for almost forty years recalled (30) that many of those out of work
were employed, unofficially on an ad hoc basis, repairing roofs,

eavesgutters, plasterwork, windows, and other miscellaneous items

of property maintenance.

The overall physical and social activities of the people of Witton Park

during the traumatic period of the Depression, with the attendant
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matrix of deprivation do not, to my mind, indicate an inferior stock,
mental deterioration, or the sense of hopelessness suggested by Temple.
With continued privation, organised, or even informal, membership became
not just a matter of necessity or conviction, but an exemplification of
village spirit, determination, and sense of identity. Comparison can

be madé with the findings of Jahoda, Lazarfeld, and Zeisel in their
sociographical study of Marienthal, an unemployed community. (30a)

They concluded that only 7% of households had collépsed under the
pressure of unemployment; 70% were 'resigned' but not apathetic to their

situation; and 23% unbroken, with sustained vitality and plans for the

future.,

In 1937, the unbroken spirit of village morale of Witton Park was
expressed in most trenchant terms:

"the following resolution was carried unanimously
at a meeting of the unemployed at the Witton Park
Institute:

That we strongly protest at the imputations
contained in newspaper articles attempting to describe
village life and the plight of our people.

While we welcome and are readvy to take any advantage
of all the educational, occupational and social
facilities offered for the improvement of village
life and which we feel make for human dignity,
cultural development and equality, we resent attempts
to falsify conditions in the hope of establishing
any system of prostituted charity, and which reduces
our people to a level of surfdom and villeinage. The
people of Witton Park are not the type described in
those blotchy pen pictures of village life, and are
not likely to sit down without protest under the
intolerable burdens which the authors of the articles

impose" (31).
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The deterioration that had occurred was neither biological nor mental,
but physical in terms of the village fabric. Maintenance had been
minimal and disrepair progressive. Some of the houses, particularly in

Garden Street, and the Square, Woodside, were near slums.

Consequently on the 2&4th March, 1937, the old Bishop Auckland Rural
District Council paased a resolution declaring several Clearance Areas,

within the meaning of the 1936 Housing Act. Included, at Witton Park

were:.
1-12 Garden Street (12 houses)
48-55 Woodside : (9 houses)
1-30 Garden Street (30 houses)

A report, accompanying thé Medical Officer of Health's Official
Representations stated that the houses had serious sanitary defects as
defined in Section 188 of the 1936 Act, namely, lack of ventilation,
darkness, dampness, absence of readily available sanitary accommodation
and’water supply, and all were in a state of complete disrepair.
Because the Rural District was abolished by the.Durham County Review
Order, 1937, the Clearance Areas were transferred to the new Urban
District on 1st April, 1937. Bishop Auckland Council, on lst March
1938 made Clearance Orders in respect of the three Areas, by virtue

of the provisions of Section 26, 1936 Housing Act. Following a

Public Local Inquiry, at which fourteen objections were heard, the
Orders were confirmed without modification by the Minister of Health
on 15th October.

The Clearance Orders, once operative, determined that the houses were
to be vacated within nine months.

Plans had not been formulated to build replacement houses at Witton
Park, so in order to comply with the legal requirements of the Housing
Orders it was decided to rehouse displaced residents in new develop-

ment at St. Helen Auckland, approximately three miles South East of the

village.
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The Council's scheme to rehouse the families, affected by the Clearance
Orders, at St. Helen Auckland was fiercely resisted:

"Storm of Protest at Witton Park" .

The decision of Bishop -Auckland Urban District Council
to rehouse fifty families from Witton Park, displaced
by slum clearance, has raised a storm of protest among
residents,

The various religious and social bodies are protesting
strongly at the crippling of their already affected
support caused by the migration of some families, while
shopkeepers also feel strongly over the prospect of
trading loss. '

Witton Park people consider that rehousing should be
carried out at Witton Park, and not at nearby St. Helen
Auckland, and many tenants of the condemned houses have
already intimated that they will make every endeavour to

obtain alternative accommodation in Witton Park rather
than move out of the village" (32).

Rehsusing of ‘Witton Park Tenants under Sium Clearance
Scheme at Si. Halens Aucklend. .
. 704
The 3ishop Auckland Urban District Council propose rehousing the

Tenants displacad by their Slum Clearanca Schema for Witton Park ac
Se. Helens Auckland,

In order to obtain the faeling of the Villagers it. is propased to
take a vote. ' )

Please place a X below against which proposal you favour.

—

at wWitton Park and the Tenants to remain

Are you in favour of the Houses being built X
at Witton Park ?

e

— e TN .

]— ‘/Are you in favaur of the Houses being built
at St. Helens and the Tenants transferred
to St. Helens? '

NAME OF HOUSEHOLDER

WIFE OF HOUSEHOLDE? -©.'

{
PYL LT ——

WITTON PARK ]

Figure: 1
Although the decision to rehouse tenants at St. Helen Auckland was
taken by the Labour Controlled Council (Labour: 18; Conservative: 8:
Independent: 3; Liberal 1) the two Labour Councillors for the village,
together with officials of the Witt;n Park Labour Party organised a
hoﬁse to house vote to test public reaction. Voting papers were given

to all householders (Figure 1), and from a one hundred per cent return
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only ten householders indicated their preference to rehousing else-
where, - the overwhelming majority wished to stay in the village.
Bishop Auckland Council later reversed their decision, but, in the

event, the onset of World War II stopped all slum clearance rehousing.

Post-war, the village of Witton Park became once again, a flourishing
community. A second memorial plaque was unveiled in the Institute in
memory of those killed out of four hundred and seventeen who had
served in the armed forces. Many ex-servicemen came back with wives,
and the demand for houses was brisk, but there has never been any
evidence of gross overcrowding despite the Pepler MacFarlane conclusion.
The County Development Plan showed (33) that in Durham nine local
authorities had overcrowding in excess of 12%%. Bishop Auckland
U.D.C. was not included, and in fact the 1937 Overcrowding survey
indicated that just 699 houses were overcrowded, which was 7.1% of
the total stock; this had reduced to 5.8% in 1938; in 1949 the over-

crowding level was 4.7% (34).

In 1949 there were six hundred and three houses in Witton Park
providing accommodation for an estimated population of 2,500.

Not h;ving the benefit of a social survey similar to that carried out
in the Gurney Valley Area by Silvey and Silburn, in 1971 (35), I

have attempted a reconstruction with information abstracted from the

Health Department's 'slum'clearance inspection sheets on four hundred

and fifty eight houses.

Definite conclusions cannot be postulated because of the limitations
imposed by the time scale involved, but it is not unreasonable to

advance assumptions which indicate social aspects of the period.
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k N ¢ .
M . TABLE 6

SURVEYED' PROPERTIZS FCR DEMOLITION (Clearanca Arsas)

Streec . Yaar of No, of No. Cwner Taranted
Inspection| Houses |VYacated Occupiad
Low Thompson S¥. 1955 63 8 7 43
Yulcan Street 1961 11 2. -2 7
Jonn Street 1961 : 9 2 b 3
Garden Street 1961 19 1 ’ 2 16
Low King Street 1662 . 68 2 24 42
Woodside 1964 64 4 23 37
Viaduct Terraca 1965 3 1 0 2
John Street 1965 21 - 5 4 1
Low Albion Street 1965 73 7 8 | 58
High Albion Street 1665 - 1] - 5 8
High Xing Street 1565 33 1 8 24
High Thompson St. 1965 34 2 9 23
Low Queen Street 1965 27 "1 11 15
Garden Street 1965 3 - .1 2
Low King Street 1965 3 - - 3
Park Terrace 1970 14 1 2 11
i
Totals 48 | 18 | 110 310

The majority of the vacatad proper=ies were subiect to Demolition or
Closing Orders, and consequently being unfit could not be re-occupied in
that condition.

A further 51 properties, in pre-war Clearance Areas, vere demolished in
the early 1950's. These were houses in Carwood Street, Garden Street and
Woodside.

The majority of Witton Park houses were originally built and owned by
the Ironmasters, Bolckow and Vaughan. In subsequent years the owner-

ship changed.

Temple records (36) that:

"a man called Sullivan, from Ireland, came harvesting (in
the 1860's) and was drafted into Witton Park Ironworks.
fle sent for his family and prospered to such an extent
that when he died he bhequeathed to them a good deal of
property in which he had invested his earnings."

Apart from Sullivan going to Witton Park at the age of seventeen and
marrying a local girl in the 1870's, that account was recently confirmed

by Sullivan's son (37), who inherited, and retained until they were
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LT T
R . TABLE: 7

A composite table of ownershins compiled from Slum Clearance inspection
sheets completed between 1955 and 197C.

OWNERSHIPS

No. of houses Yo. of Percentage Tezal s of | Parcenzage

owned by each Landlords of all houses of owned

| landlord landlords owned fiouses
1 L1 43.25% U3 11.78%
2 11 12.54% 22 5.32%
3 8 9.41% . 2% . 6.90%
4 6 7.05% 24 6.90%
7 2 2.35% 14 4,02%
8 ! 1,18% 8 2.30%
9 2 2.35% 18 5.17%
10 1 1.18% 10 2.88%
11 1 1.18% 11 3.16%
12 3 3.53% 36 10.34%
13 2 2.35% 26 7.07%
15 2 2.35% 30 3.52%
16 1 1.16% 16 h.g0%
19 1 - 1.18% 19 5.46%
23 1 1.18% 23 5.51%
29 1 1.18% 25 7.18%

Unknown 1 1.18% | 1 0.29%
Tozals 85 100% . 348 i 10c%
i

There were 110 owner occupiers who reoresent 24.C2% of the
453 houses surveved.

demolished, fourteen houses in Witton Park. Temple also recorded that
"in 190k Messrs. Bélckow and Vaughan sold sixty houses for £10 each,
and some larger ones for £30".

Of the four hundred and fifty eight houses surveyed (Table 6) thirty
eight were unoccupied, one hundred and ten owner occupied, and three

hundred and ten tenanted. The vécated and tenanted properties were

owned by eighty five landlords (Table 7). There was no typical land-

and a distinct owner-

lord any more than there was a typical tenant,

ship pattern does not emerge.
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On an arbitrary gfouping 'small' landlerds, that is those having fewer
than six houses, numbered sixty six (77.65%') in comparison to the two
'large"landlords (2.35%) who each owned more than twenty dwelliﬁgs.
According to Simon, many landlords were owner occupiers of adjacent
property who had either purchaéed one, two or three houses as an
investment for their old age, or had been obliged to buy two or three
in order to be the occupier of one.

It is interesting to note that twenty three owners, having hetween them

one hundred and twenty two houses, were resident in the village, and

TABLE: 8

“—

The rents paid by 310 tenants, as recorded on the inspection
sheets, and shown in imperial coinage, were:

RENTS

Weekly Rent Level Number Percentage of Total !
3/14d - 5/11d 62 20.00% ; 52.90%
8/0d - 10/0d 102 32.90% )
10/4d - 15/11%d 78 25,16% )
16/0d - 19/0d 28 9.03% ; 42.58%
20/04 26 8.39% )
| 21/0d - 25/04 12 3.37%)
30/0d 1 0.32% ; £.51%
40/0d 1 0.32% )

that thirty owners o% 133 dwellings lived within a radius of twenty
miles. Seven businessmen in the village owned forty seven (included in
the 122), and three 'speculator landlords' in Witton Park owned a further
fifty eight between them. In the latter catégory. only one could be
regarded as a 'jobbing speculator', or investor, whose main occupation
was buying-up empty properties, letting at an inflated rent, and

carrying out minimum repairs, invariably on receipt of Statutory

Notices.

1s were noted (Table: 8) with the

Cighty two different weekly rent leve
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highest at £2 and the lowest,:3/1%d. (153p). Just over half the rents
(52;9%) were 50p or less, each week. There was limited mobility within
the village unti; the onset of slum clearance, and the higher rents,
those at £1 and above, equate with the shorter term tenancies of less

than five years. When a property, not subject to a confirmed clearance

order, (although not exclusively), was vacated,the incoming tenant, who
perh#ps did not wish to leave the village but whose héuse was condemned
by Order, was charged a rent three or four times the previous level.
Length of tenancies (Table 9) ranged frém three months to sixty five

years, and one hundred and sixty households (almost 50%) had tenanted

a particular house for more than ten years. Owner occupation varied from

four months to sixty five years, but only 24 (22%) had owned their own

JITTON PARK TABLE 9O

At the data of the Slum Clearance inspections duration of tenure wvas
noted and is shown:=-

a) Tenancy (Number tenanted was 310)

Length of Tenancy Number Percentage
of total
Less than i year 27 3.71%
1=5 years 3s 27.42%
5-10 years 48 15.48%
11=15 years 40 12,90%
16=20 years 25 8.ce%
21-25 years 12 10.32%
26-30 years 13 b.19%
31=35 vears 12 3.37%
3640 vears 5 1.61°
4145 years 11 3.55%
46-50 vears 5 1.61%
91-55 years 5 51%
61-65 ymars 2 01.5;%

b) Owner-Occupation (Numbers owner-occupied was 1I1C)

Length of Owner/Occupation Number Percentage
of total
Less than 1 year 3 2.72%
1-5 years 50 45.45%
<10 years 13 30.00%
11-15 years 3 7.27%
16=20 years 4 3.64%
21-25 vears 3 2.72%
26-30 years I3 3.64%
31-35 vears 1 0.91%
41-45 vears 1 0.91%
46-50 vears 1 0.21%
51-55 years 1 0.91%
81-55 vears 1 0.91% i
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home for ten years or more, although a high proportion of owners had
previously tenanted their houses, which they invariably acquired on a

rental purchase basis.

‘Living in the four hundred and twenty occupied houses there were

1,559 inhabitants (Tables: 10 and 11)

WITTON PARK ' . ' TABLE 10

Composite picture built from Clearance Inspection Sheets completed between
1955 and 1970.

YOUSEHOLDS
PERCENTAGE ! ‘0. OF
TYPE NUMBER  OF TOTAL | joocoic
HOUSEHOLDS!
Married couples- - no children Lo Po9.52% 80
Varried couples with 1 child 64 15.26% ;192
i
Married couples with 2 children 74 17.62% 296
Married couples with ) children 56 13.33% f 280
Mar;-ied couples with 4 children 20 4.76% 120
Married couples with 5 children 14 3.33% 98
Married couples with 6 children 14 3.33% 112
Married couples with 7 children 3 1.90% 72
Married couples with 8 children 4 0.55% 40
- Married couples with 9 children 2 . 0.48% 22
Married couples with 10 children B! 0.24% 12
Married couples with 11 children 1 0.24% 13
Single person 18 4.29% i8
Single parent with 1 child 12 2.86% 24
Single parent with 2 children 3 0.71% 9
Single parent with 3 children 5 1.19% 20
Single parent with & children b 0.95% 20
Single parent with 5 children 2 0.43% 12
Single parent with § children 1 0.24% 7
0.A.P. Married Couples 11 2.62% 22
0.A.P. Single Female b LY 8.09% 3
0.A.P. Single Male 16 3.81% 16
% *No family 16 3.81% 40
'} Totals i 420 | 1oon 1559

“"No family" is the term used to describe a household containing for example =
two sisters, or two brothers, or two men who are not related.
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Two hundred and ninety eight (70.95%) of the properties were occupied
by family households, that is, married couples with at least one

child. There were 27 (6.43%) single parent families, and 61 (14.52%)
households where the occupiers were elderly people of pensionable

age. (Table: 10). Age and sex distribution of the residents occupying

the houses surveyed are illustrated by Table: 11.

The-majority of the house inspection sheets, from which the information
was obtained, were compiled between 1955 and 1965, and in order to
retrospectively reconstruct certain demographic features tﬂose ten
years have literally been telescoped into one. This method can
obviously be ch#llenged because the situation was never static with
in-village mobility, outward migration and a reducing population.
However, a check on two hundred and ten sheets, of houses inspected

in 1965, produced similar results to within maximum error margins of
3%, and when the Witton Park figures are compared with those produced
by Silvey and Silburn from their survey of the comparable Eldon Lane -

Coundon Grange settlement, the similarities are quite marked:

Table: " 11

AGE AND SEX DISTRIBUTION
Group Males Females Totals |Percentaqge
Adults 370 383 753 4A, 30
‘Children
{over 10 vears) 207 183 300 25,015
Children
(uncer 10 years 221 195 416 26.60%
TCTALS 798 761 1559 100%
1

*Includes adult relatives, friends, and lodqgers living with
families, but not identified as such on the inspection
sheets.
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Table: 12

COMPARISON OF SURVEYS
Y Witton Park | _idon Lane -
Survey Coundon Grange
Survey
1. Families occupying houses for
10 or more vears. 48.5% 50%
" 2. Large family households, i.e.
with & + children. 15.0% 15%
J.. One parent families with
1 or 2 children. 3.5% 5%
4. Two parent families with
1 or 2 children. 32.c% 243
5. Elderly person households. 1h.5% 19%
6. Tenants' length of residence:
Upto 5 years LY J6%
6 - 10 years 15.5% 19%
1l- 20 years 21.0% 16%
21- 30 years 14.5% 12%
31- 40 years 5.5% 8%
41- 50 years 5.2% 4]
50+ years 2.2 b
]
I

The vari;us jndicators in Table: 12 suggest, rather than substantiate,
that Witton Park far from being a disintegrated ageing community, was
relatively stable with a balanced population structure. For example,
length of residence between eleven and forty years was L1% at Witton
Park, and 39% in Eldon Lane/Coundon Grange, which does not support views
that Witton Park's population was transient. In 1975 those indicators
persuaded the Department of Environment that Eldon Lane/Coundon Grange

should be revitalised, not demolished, within the framework of a Housing

Action Area.
In 1949 .the village had six public houses; nine general dealer shops;

an ice cream factory and coffee bar; one butcher's shop (noted for

sausages and pies); the 'Kinema'; a confectioner (famous for toffee apples);

two general stores, post office and two drapery stores.

The pawnbroker had long departed, but the Anglican, Catholic and Methodist

Churches flourished. On Park Road there was 'Ma‘' Whitton's Billiard Hallj;

social events 'happened' at the Memorial Institute and Eureka Cree; during

the winter months evening classes continued in the County.
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school; and the numerous and varied organisations had their regular
meetings. The Annual Carnival was revived and held every year until
1966.

The Homing Society organised countless 'distance' races, and attracted
a large membership whose multi-coloured pigeon crees were a feature

of the allotments on the north side of the village. During the summer

VIADUCT BRIDGE, WITTON PARK PHOTOGRAPH /%

months the main attraction was the nearby River Wear at the popular

Viaduct Bridge location (Photograph 4), where people of all ages

enjoyed swimming, relaxation and picnics. In or out of the close
season, fishing for trout and sea trout was a way of life.
Ex-Police Inspector Bill Deighton recalled (38) that:

"the six and a half years as a Constable at Witton

Park (1946-1952) were the happiest of my career.

The social life was great - there was always
something to do''.
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. That sentiment was echoed by ex=-Detective Chief Superintendent
Jack Collinson, who similarly patrolled Witton Park as a Constable
(between 1941 and 1946):

"the village was alive with every conceivable type
of social activity" (39).

Both Police Officers agreed that it was a pleasure to live and work
in the village because of the warmth and friendliness:

"when I went there in 1941 they were just emergiﬁg

from the Depression. Always, despite personal

hardship they were ready to rally round those in

trouble - financial or otherwise"

"although there was a natural tendency to close

ranks if anyone was in trouble, I was always

welcome in any house, and a cup of tea always

offered" ' :
One of the most striking features of Witton Park was the continuation
of a vigorous comﬁunity, and social relationships, despite economic
changes. This denies absolutely the County Council attitude that
Category 'D' villages lacked a sociél life because of a paucity of
"modern' facilities. Witton Park's opposition to the County
Development Plan was not merely the 'dead weight of tradition' but a
natural defensive reaction to safeguard a valued, meaningful, and
very much alive way of life.
At every interview with Witton Park residents and exiles the common
denominators stressed were ties of kinship, friendship, attachment,
and frequent neighbour visiting. Dr. H. J. Shuttleworth, the
village's General Practitioner for twenty two years (1947-1969),
described (40) the 'visiting and helping' link as stemming from a
‘concerned curiosity' or 'friendly nosiness'. If, for instance, old
Mrs. Jones had not removed her bottle of milk from the doorstep,
neighbours would quickly consult, peer through windows, make inquiries,
and take action when necessary. YWitton Park people were not allowed

to be alone to suffer illness or death, nor were they conveniently for-

gotten.
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The women, by way of that doorstep news service, gossip, savoured and
discussed the joyous and solemn rituals of-weddings, births and deaths,
which inevitably, were crowned, as a status symbol, with boiled ham
receptions: or 'teas'. fFriendiy nosiness' does not, however, suggest
a coéy gregariousneés. Not all help would be from the heart - some
would be a form of social insurances against the future. Close
propinquity together with cultured deprivation could lead as much to
enmity as friendship.. Canon Aian R, Lazonby, Vicar of St. Pauls
Church for seven years from 1950, recalling memories of Witton Park

wrote (41).

"] first heard of what was disparagingly called 'jam

jar city' when I was at Grammar School in Bishop
Auckland. Little did I think then that I would be
asked to become the vicar of that same village.
Fortunately for me I did not turn it down.

What a happy home life we had, how welcome Wwe-: -

were made, and how friendly the people. The village
itself couldn't be called beautiful but the quality

of the housing didn't really matter. The houses were
homes, many of them palaces, in which families shared

a full and happy life, and in which as Vicar I was
always welcome. .

I remember the warmth of worship ... the garden parties,
whist drives and pageants. Then there were the
Carnivals and the football team. There were the
Institute and the Eureka Cree and all that went on in
them. Carnival days were wonderful days, the processions
seemingly endless, and Bobby Thompson making us all laugh
from the top of a lorry.

And of course the Inquiry into Category 'D'.

We 10St ... but I still can't believe that an Authority
could be so unfeeling and obtuse as to destroy such a
community as Witton Park was. That is my chief memory.
We were all one, a real community, and I was proud to
be part of it".

In Commander Collinson's view:

"Witton Park was a closely knit community ... nothing
angers me more than hearing or reading some comment
that it was a place inhabited by undesirables, lavabouts,’

workshy or inferior beings. They were (and are) a good,
ion is that they were

decent and nice people ... my opin
rough diamonds with warm hearts".
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and
"the previous reputation of a village of frequent
drunken orgies, where policemen patrolled in two's
or three's, was totally unwarranted. In the early
part of this century almost every area was patrolled
in such a way .....
The crime rate at Witton Park was no worse than that
of any. other village or urban area. The worst crime
was stealing coal from railway sidings -~ and that was
understandable'.

The opinion of Inspector Deighton, and other police officers was:

"Witton Park was a village of character inhabited by

characters .... there were some scoundrels - not

villains or hard cases - just scoundrels™.
The suggestions that, "because the best elements had left the village',
Witton Park was inhabited by individuals who had deteriorated physically
and mentally, or even that.there would be among the population a high
proportion of inferior stock due to inbreeding, were dismissed by
Dr. Shuttleworth as preposterous and without foundation. Refutation
and condemnation came spontaneously from Miss M. Curry, for forty years
a teacher, then headmistress at Witton Park's County School, where
academic standards, if not outstanding, were at least average (&2).
It can be argued, with an equal deficiency of hard evidence but with
much more conviction, that the survival of a vigorous community life
was due to the fact that the 'best elements', the 'vital stock' had
remained in the village.
The paradox of Witton Park was that many outsiders saw it, through
unseeing eyes, as a derelict place of ill-repute; but to the
inhabitants it was home, a chosen micro and macro-habitat, and an
enduring identification with the living past, present and future.
By concentrating on purely physical aspects those on the outside
ignored the richngss and grandeur of ongoing social relationships.

"Witton Park? says the stranger:

'Ah ves - one ot those derelict Durham

mining villages'.
He shrugs his shoulders, and Witton Park

and its problems seem as remote as the

Congo. o L
That is the detached superficial view.
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In the village itself, the future is a burning
topic which unloosen's tongues, and has the
narrow streets alight with local patriotism,
Other villages had made similar protests when
threatened with redundancy. But in Witton
Park the opposition is as spontaneous as a
fireworks display.

The demolition proposals cause considerable

anxiety to many who have bought their own homes,

and perhaps carried out expensive improvements,

In some places the need for demolition is evident.
But here pride burns brightly. The tenants are
anxious to have new modern homes, but they want them
at Witton Park, and not on some remote soulless
housing estate. '

This sentimental attachment to an old colliery
village may seem incredible to the stranger, but

it is nonetheless real and deep.

When asked 'what is special about Witton Park?'

the reply was that it was a very sociable village
full of good friends and company.

Before I came away I visited the Parish Church and
saw the rich display of fruits and flowers for the
harvest festival.

This Christian witness, and the comparable work of
other Churches, groups and organisations are enduring
factors in the life of a people loth to be uprooted”

(43)
There is a plethora of information about working class life stvles and

communities, for example Dennis (Coal is our Life); Firth (Studies

of Kinship in London); Young and Willmott (The evaluation of a Community,

and Family and Xinship in East London); and Frankenberg (Communities in

Britain). In respect of communities there appears to be no general
agreement on interpretation, and it has been recorded that sociologists
have employed no less than sixteen concepts in formulating ninety four
differant definitions. In sociological terms Witton Park could be
described as a spatially circumscribed area of village identity, with a

nodally organised network of spatial influence radiating from the

Womens Institute, the Churches, Public houses and corner shops. But

that hardly describes the indefinable. What was, or is, special about

Witton Park? As a child of the industrial revolution it was at one

time a relatively closed community influenced by endogenous forces and

institutions. It changed from iron making to coal mining to an
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unepployed cormmunity as a result of exogenous influences. The one
.common denominator has always been its working class base. It is not
isolated in terms of distance or geography, and is individualistic
only as regards shape, character and identity. The village was not
merely an assemblage of poor quality, sometimes derelict, buildings
occupied by human beings, but an area which contained closely knit
groups bound togethér by ties of kinship, friendship, class and
residence. To some degree it was bonded, not so much by common origin,
but the sharing of hardships, deprivation and a deteymination to fight
that which was considered necessary.
It is relatively easy to be emotive about a 'community', and suggest in
simple terms that certain characteristics prevailed. But for nearly
thirty years I have been intrigued and impressed by countless expressions
of 'pride in identification'. Despite the unwarranted reputation Witton
Park people have always been proud to identify themselves with their
village. According to Taylor and Townsend (i)
"local experiences built up over time are a vital
factor in the process of social attachment and
feelings of belonging to other people, and by

association, to an area”

and they suggested that:
"hiographical history, rather than present day

attitudes or behaviour influence the perception
of the "area where I live(d)".

Witton Park's alleged 'evil' reputation was built around the 1866 Rio#,
high w#ges paid by the Ironworks resulting in 'beer flowing, religious
fights and weekend orgies'; the empty houses and influx of hawkers;
housing refugees; unemployment with the 'best elements moving out and
the shiftless moving in'; the 1926 Riot and pillaging of coalj

S0 years of continuous immigration; the classic 'D' village.
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Ignored, too freqﬁently, is the credit sale of warm heartedness in
welcoming foreign ;efugees; "the diverse social life; the friendliness
and reciprocity; the self help activities Huring the Depression;

the charity.raising functions, and the determination to fight for

their way of life.

Witton Park people have a sense of the past, a sense of place, a
capacity for collective action, and a compelling urge to remain in, or
move back to, their village. Perhaps the community of Witton Park

- can best be described as a unique, indefinable, unquantifiable

spirit which is not spatially bound .

In 1951 Witton Pgrk was designated Category 'D' with the County
Development Plan sounding a death knell for the most talked about
village in South West Durham. To the County Planning Officers
Witton Park was '"'not a place that can or should have a future'", The
pervading philosophy, and mental prejudice against the village by
County and District Councils was summarised by Bishop Auckland's
Chairman, Labour Group Leader and County Alderman, who is reported as
saying: |

"If a man has gangrene, the only logical thing

to do is to sever the limb; Witton Park was
never planned, it just happened .....

We realise it is derelict. We must help in
rehousing"
The battle against re-location began again.
The housing issue at Witton Park entered the realm of community

politics when a Defence Committee was formed, in 1954, at a meeting

convened by the village's two Labour Councillors.
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Within a few months the local newspaper headlines were:
"Iitton Park: Two more Quit Socialists" (45)
The newspaper reported:

"After a stormy meeting of the Housing Committee

of Bishop Auckland Pistrict Council two more
Witton Park Socialist Councillors announced their
intention to resign from the Labour Party - only
two months after the resignation from the Party

by Councillor Jimmy Mudd.

One Councillor said that 'our quarrel is with

the Labour Group on the Council - not the Labour
Party itself. By resigning we shall be able to
continue the fight for Witton Park's existence
without being tied by Labour Group decisions.

We did not receive fair play, or allowed to express
to the County Planning Officer the.strong public
opinion in Witton Park against his proposals
concerning the villagg. The treatment we received
was absolutely unjust.

Councillor Mudd said that he had been ruled out of
order when he tried to put the following three
questions to Geenty ( County Flanning Officer):

1) Was it made clear to this Council from the
first that the County Development Plan was
based on population movement, and meant no
development in Category 'D' villages?

2) Why was not a survey report produced for
other villages as was the case with Witton
Park?

3) Why was public opinion not consulted?

He concluded by saying that he merely wished to
clear misunderstanding and confusion due to lack
of consultation - the County Planning Officer
should have been there to consult the wheole
Council, not just meet the majority political
opinion'.

A further attempt to stimulate the fight for survival was a meeting
between 3ishop Auckland Urban District Council and denutation from

the Witton Park Defence Committee headed by the Reverend Alan Lazonby.
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The deputation detailed various aspects of their argument,
particularly the results of a questionnaire, (Figure 2? which had
shown that more.than 95% of the adult population wanted hou§es built
at Witton Park so thét they could continue liviﬁg in the village.
They argqued that.such a vigorous community in a redeveloped village
coﬁld take a prominent part in the life of the Urban District.

The Council resolved to 'request' the County Council, at the next

Review, to give some consideration to redevelopment and rebuilding

at Witton Park (46).

FIGURE 2

WITTON PARK DEFENCE COMMITTEER

Rehousing of People

This survey is to find out whether the adult population of
Witton Park’ wants to have! new houses in the village or
elsewhere. The Committee wishes to point out thar in aay
event, the reats of the new houses, wherever they are '
" situated, will be considerably higher than the rears at
present paid in mosc of the property in Wictoa Park.

J— © . e v

_Flease put n-cross against the pr' posal you favour.

4

Are you In favour of houses being buile ac Witton :

" Park and the tenmants to remain in Witton Park? -
Are you in favour of the bouses ‘being buil: at
Woodhouse Close or somewhere else, and the I I
teaants traasferred there? ’

Address

Names of Adult Members of the Household :

GNERACTT, 1gnas sUCELINE.
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But the first Review of the County Development Plan was to be ten
years in the future, and just three weeks later the Medical Cfficer
of'Health's clearance proposals for Witton Park were accepted (47)

(Photograph 5)

That was the beginning of a process which was to raze a major part

of the village.

With the demolition of more than five hundred houses it was not
surprising that, in 1969, a national newspaper magazine (48) described
Witton Park as:

"one of the ugliest, most depressing villages in
Britain'".
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The first post-war Clearance
Area at Witton Park, 1956

As the village became more bleak with an ever increasing superficial
area of unclsared rubble, a lone appeal went out to the Rowntree

Housing Trust, from a resident (49) who wrote:
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"I live in a village called Witton Park with
plenty of open space

Just waiting for someone to speculate and
build in its place

A factory and some houses, wouldn't it be
great

If Rowntree would come and build before it
is too late".

The slow attrition of the village continued, until 1979, leaving
small isolated pockets of 'fit' houses in the central area.
However, there was some light relief as shown by an article in

the Sunday Sun (50).

"Doomed Village Surprised

Witton Park is very much afraid that it is
being presented with a Folly.

They're building a Clochmerle.

If the planners have their way there will
never be another new house - but why, the
villagers ask, are we getting a public
convenience in our midst? -« be it ever so
usefull"

Two and a half years later, in 1959, the Northern Echo carried a

similar story, but in more serious vein (51):

"The future of Witton Park is under a dark
cloud with residents being transferred to
Bishop Auckland, so the recent amenity
offered to the 'High' Streets is all the more
puzzling.

Because Bishop Auckland Urban District Council
say that there is reasonable life left in these
houses, the North Eastern Electricity Board has
lost no time in providing electricity. After
the building of a public convenience, by Bishop
Auckland Council, and the creation of new
footpaths by the County Council - is there hope
for Witton Park?

Are the remaining houses to be improved?"

Within ten years the !lligh Streets were demo lished.
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Although the physical heart of the viilage has qgone (Photograph A),

and the majority of inhabitants have moved out, Witton Park is not
moribund. Green fields still surround the village and children, and
their parents, continue to swim and fish in the River Wear which
flows nearby.

The exiles who were forced to leave, frequently go back to the latest

social centre (formerly the school kitchen) for events which are held

The overgrown sites of demolished PHOTOGRAPH: 6
houses at Witton Park.

In the background, left, is the

Salvation Army Citadel: 1979.

revived again in 1976 as a symbol of the determination to stay

together as an identifiable community - the nucleus of which remains

in the villagee.
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In 1979 only five churches remain; open for worship are St. Paul's,

St. Chad's and Wesleyan Methodist: but ths Congregational Church is

derelict (Photograph 7) and the Salvation Army Cidatel boarded-up

{Photograph 8). The County School is a Centre for Cnvironmental

Studies (Photograph 9); the War Memorial Institute, "Eureka Cree",

and many trade premises have been demolished, though some stand empty

and neglected (Photograph 10), There are now just two public houses,

an ice cream 'parlour', post office and general dealer, two general

dealers' shops, two hundred and thirteen houses, and a population of

less than five hundred.
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Salvation Army Citadel
Witton Park, 1979

Photograph:
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Centre for Environmental Studies, 1979
Formerly the Witton Park County Junior
and Infants School
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Main Street, YWitton Park Photograph: 10
Empty and Neglected Shops, 1979

Witton Park was a village "Condemned to Die ....", and according to the
1951 Development Plan should have passed away by 1975. The village
never crumbled in despair, but fought back with vigorcus campaigns and
petitions. Despite frustration, the manifestation of the community
spirit, portrayed nationwide through Granada's Television Documentary
Film, on 12th September, 1978, established Witton Park as "The Village

that would not die'",




(1)

(2)

(3)

(4)

(5)

(6)
(7)

(8)

(9)

(10)

(11)
(12)
(13)
(14)

(15)

79

REFERENCES

CHAPTER
DANDO, T. - -
BURTON, T.. -
THE ROCK -

ST.. PAUL'S BUILDING -
FUND

SULLIVAN, T. -

DANDO, T.. -

EVENING WORLD

DURHAM DIRECTORY

DANDO, T.. -

DURHAM CCUNTY COUNCIL

DANDO, T. -
EVENING GAZETTE -
SPORTS DESPATCH -
EVENING GAZETTE -
EVENING GAZETTE - -

"Quoted in "The Coming of a Princess"
" Souvenir Booklet, issued 1921,

"Essay on the past history of Witton Park"
Unpublished original handwritten manuscript
by a local resident.

Dated, December 1874..

25th May, 1877.

"Statement of Accounts - Subscription List"
1st February, 1878.

Interview, November 1978, with owner
of Witton Park houses.

Op. Cit.

30th March, 1931.

"History, Topography and Directory of
the County of Durham'".
Ballantyre, Hanson and Co.,
London and Edinburgh. May,

1894,

Op. Cit.

1964 Amendment to County Development Plan
Written Analysis i
Page 62.

2

Op. Cit. Page 16.

14th June, 1924.
1924,

21st June,

28th July, 1924

1925

1st August,




(18)
(19)
(20)
(21)
(22)
(23)
(24)
(25)
(26)

(27)

(28)
(29)'

(30)
(30a)
(31)

(32)

(33)

EVENING DESPATCH
EVENING DESPATCH
EVENING GAZETTE
EVENING GAZETTE
NORTHERN ECHO
EVENING GAZETTE
NEWCASTLE CHRONICLE
DAILY NEWS
EVENING GAZETTE
NORTHERN ECHO
NORTHERN ECHO

EVENING DESPATCH
EVENING GAZETTE

EVENING GAZETTE
NORTHERN ECHO

SIMON, C.S.
JAHCDA, M. et. al.
NORTHERN ECHO

EVENING GAZETTE

DURHAM COUNTY COUNCIL

25th Apri;, 1925.
19th December, 1925.
13th February, 1926.
10th April, 1926.
31st March, 1926,
16th March, 1927,
27th May, 1927,

31st January, 1929,
23rd September, 1930.
29th September, 1931.
6th June, 1932,

28th March, 1925.
1st April, 1928,

7th May, 1926.
j1st May, 1927.

During one of many discussions in
1978 and 1979.

"Marienthal"”
The Sociologvy of an unemployed community.
Tavistock Publications, London, 1974.

Lth May, 1937.
11th May, 1939.

"Countv Development Plan, 1951"
Page 105, Table 7.




(34)

(35)

(36)

(37)

(38)

(39)

(40)

(41)

(42)

(43)

(&)

(45)

(46)

(47)

BISHOP AUCKLAND U.D.C.

SILVEY J.. and

SILBURN, R..

TEMPLE, Ada

SULLIVAN, T.
DEIGHTON, W.
COLLINSON, J.
SHUTTLEWORTH, Dr. H.J.

LAZONBY, A.R.
The Revd. Canon.

CURRY,. Miss.: M..

NORTHERN ECHO

TAYLOR, C.Cs and
TOWNSEND, A.R.

EVENING GAZETTE

BISHOP AUCKLAND U.D.C.

BISHOP AUCKLAND U.D.C.

Annual Reports of the Medical Officer
of Health, for 1937, 1938 and 1949..

"A Social Study of Gurney Valley"
Technical Appendix 2 of the Gurney
Valley Villages Study (Nat.. Lichfield
and Associates).
Department of Applied Social Science.
University of Nottingham, 1971.

"The Derelict Villages of Durham County"
Unpublished M. Litt. Thesis.
University of Durham, 1940,

Op. Cit..

Interview, N;vember 1978.

Interview, October, 1978..

Interview,. February, 1979.

Letter to Revd. A. Whitehead, Vicar of
St. Paul's for inclusion in Centenary
Magazine, 1977. .

Interview, December, 1978.

"A fighting spirit on the future of
Witton Park"

Article by 'North Countryman'

9th October, 1954.

"The Local 'Sense of Place' in N.E.
England. Perceptions, Attitudes
and Behaviour™

N.E. Area Study, Working Paper No.
1l4. University of Durham 1974.

13th October, 1954,

Special Housing and Reconstruction
Committee.

9th November, 1954.

‘Council Minute 1369, Page 388.

Health Committee, 29th November, 1954
Council Minute 1447, Page 417.




(48)

(49)

(50)

'(51)'

MILLER, R.L.

ALLISON, Miss M.

SUNDAY SUN

NORTHERN ECHO

82

"Waiting for Witton Park to Die"
Daily Telegraph Magazine No. 237.
25th April, 1969.. Page 26.

Former resident of High Thompson Street,
Witton Park.

9th December, 1956,

10th June, 1959.




83

CHAPTER 3
. SLUM HOUSING

An introduction to- slum housing is-provided by Charles Dicken's
"Oliver Twist" (1):

"Oliver .... could not help bestowing a few hasty
glances ....

A dirtier or more wretched place he had never
sSeen,. By :

The street was very narrow and muddy, and the air
pregnated with filthy odours.. Covered ways and
yards,. which here. and there diverged from. the main
street, disclosed little knots of houses, where
drunken men and women were positively wallowing. in
filth."

The description was not an exaggeration as a major Report on the
conditions of the labouring classes confirmed (2):

"The City of Durham, like all ancient towns is
built very irregularly and surrounded on all
sides by the River Wear which is frequently
overflown. The streets are very narrow, and
the houses are built so much behind each other
that the entrance to a great many dwellings is
by a passage, lane or alley, where from a proper
want of receptacles and sewers, filth is allowed
to accumulate, and there is a constant emanation
of foetid effluvia."

and:

"The tenements (in Barnard Castle) which form
the residences of weavers and labourers are in
confined yards and alleys. Many of the houses
are very large and there are as many as fifty
individuals under one roof. There is generally
one- privy to a yard embracing five or six houses.
From the crowded state of these dwellings, and
the filthiness of many of their inmates, disease
would undoubtedly arise more commonly than it
actually does, but the River Tees flows at the
front of each yard, and the evil impurities are
speedily carried away."

In the North-West, where life expectancy of the labouring classes
was between fifteen and twenty eight years (3):

"Whole streets are unpaved and without drains or
sewers, and worn into deep ruts and holes in
which water constantly stagnates. They are so
covered with refuse and excrementitious matter as
to be almost impassable from depth of mud and
intolerable stench.
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In many places are to be seen privies in the
most disgusting state of filth, open cesspools,
dung hills,. pig sties from which the most
abominable odours are emitted."

It was in the same periocd. that Frederick Engels described an area in
Salford thus (4):

"The workingmen's dwellings between Oldfield Road

and Cross Lane, where a mass of courts and alleys
are to be found in the worst possible state, vie
with the dwellings of the 0ld Town in filth and
overcrowding.. In this district I found a man,

_ apparently sixty years old, living in a cow-stable.
He had constructed a sort of chimney for- his square
pen, which had neither windows, floor nor ceiling,
had obtained a bedstead and lived there, though
the rain dripped through his rotten roof.. This man
was- too old and weak for regular work, and supported
himself by removing manure with a hand-cart; the
dung. heaps. lay next door to. his palace.”

The Bishop of Winchester, in 1928, suggested that the best definition
of slum housing was that to be found in Murray's English Dictionary
(5)+

"A thickly populated neighbourhood or district where

the houses and conditions of life are of a squalid

and wretched character.”"

" If to this is added:

"and populated by people of a low class, or by the

very poor"

the Shorter Oxford English Dictionary definition is given.

Apart from the desperate condition éf houses and environment, one of
the serious aspects of slum living, in many areas, was the over-
crowding, clearly stated by Neville Chamberlain (6):

"Any examination of the slum problem reveals, as

the central feature of the situation, that the

worst, most salient and most urgent problem is

the overcrowding of the people.

In all accounts of what people are enduring in °
the slums we hear over and over again how

families are crowded together into one or two

rooms."

A more recent account, but equally descriptiye, was advanced by

Hunter in 1964 (7):
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"When we speak of a slum the picture that comes
to mind is- a mass of more or less nondescript
houses, tenements, dilapidated shops, an absence
of paint, accumulations of dirt, tin cans and
rubbish..

The picture is scented with a dank, damp, mouldy
odour, -intermingled with the smell of decaying
matter.

We think of the slum as the abode of half-starved,

filthily clothed children; a place of poverty;

wretchedness; ignorance and vice,"
To a lesser or greater degree tﬁe popular concept of slum housing is
that. of a. seriously overcrowded poor quality neighbourhood or village,.
where conditions are vile, squalid and wretched, inhabited by ignorant
poverty stricken residents- of low intelligence whose main preoccupations
apparently are vice and crime. A slum area is often regarded as one
where there is dirt, decay and dereliction..
In my opinion the slum image, however held, is of fundamental
impo;tance-in the field of housing because it so often pre-supposes
the legaI-conceptr and too often influences decisions for action
which can have far reaching consequences for those affected.
Although legally a physical concept, there has never been a statutory
definition of the term slum.. To my knowledge only one Act of
Parliament, the Housing (Financial Provisions) Act, 1958 contains the
word, in Section 3, when referring to "Rate of subsidies for dwellings
provided for the purposes of slum clearance, etc."
However in 1953 the official Whitehall view was that (8):
| "Slum houses are those which are unfit for human

habitation and cannot be made fit at a reasonable

expense; or which by reason of their bad arrange-

ment, or the narrowness or bad-arrangement of the

streets, are dangerous or injurious to the health
of the inhabitants.”

That statement was nothing more than a curiously mixed interpretation
based on the 1936 Housing Act provisions relating to individually
unfit houses, and clearance areas, It was chimerical and misleading

in that it telescoped the exceedingly wide spectrum of unfitness and




reduced that to a single slum equation.
An importgnt distinction to emphasise is that although all slums
must be unfit, all unfit houses are not slums.. A house can be.
technically unfit in reiation to a legal list of items, thé standards
of which are regarded as relevant to the judgement reached.. But that
house may well be capable of being rendered fit at a reasonable cost;
for instance, it has been held that (9): -

%a leaking pipe, displaced slate, or rotten stair

tread may each of them, until repaired, make a

house unfit. Though each of them:may be quickly

and cheaply repaired."”
Similarly, a house with many defects such as major disrepair, rising
and penetrating dampness, and lacking basic domestic amenities, can
quite-easiiy be made fit for habitation, although the cost of doing
so may be unreasonable, in relation to the comparable property values
before and after coﬁpletion of works..
The range of unfitness is almost infinite; from a single repair in a
houée to a wretched squalid slum - but there is a distinct difference

between a house which for structural and constructional reasons is

irredeemably unfit, and one merely regarded as technically, but

legally, unfit.

At the time when the future of Witton Park and other settlements in
the. Urban District of Bishop Auckland was being considered, there was
much Ministerial activity on clearing unfit houses. The accent was

always on 'slums', For example:!

"Jocal authorities should take up again the great-
campaign of slum clearance ..... (10).

"there still remains to be removed a mass of ugly
and venomous slums where there is neither decency

nor order .... where the occupants must be compelled
to leave." (11)

and
"local authorities should proceed as quickly as they

can with the urgent slum areas” (12).




87

The theme continued:

"the momentum of slum clearance must be maintained
eees the Minister is sure he can count on the
vigorous support of local authorities in this vital
task" (13).

Those Ministeriai pronouncements germinated a fanciful conception
that all unfit houses (by statutory standard - defined on a purely
physical and not social basis) were slums (by inference), which
required. the only possible course of action, namely demolition.

No doubt there were areas, neighbourhoods and groups of houses to
which the description was apt; there were many properties existing
at the time which could easily have been identified in the chronicles
of Dickens and Chadwick.. To a small degree that applied to Bishop
Auckland..

Witton Park.was a victim of that kind of prejudiced quasi-legal
emotive image; it was always regarded as a slum village; .the houses
always referred to as slums, which were occupied by hawker type
people who could only benefit by relocation..

Quite ‘rightly the decaying houses in other Category 'D' settlements
were designated 'unfit', but invariably those in the 'A' or 'B'

potential growth areas were euphemistically termed 'sub-standard’,

Consideration of slum clearance-actively began in 1952 when the
County Planning Department produced a list of unfit properties in the
Urban District. It was, with one exception, a "windscreen survey"
bearing little relation, as events proved, to the true situation.

The exception was a survey report carried out at Witton Park in

1949, by the County at their own instigation. As the Northern Echo

reported (14):
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. "Housing Quiz alarms Witton Park'

A door to door survey in Witton Park by officers

- of the Durham County Planning Department has caused
aiarm and despondency among residents about the
future of the village. A spokesman for the Planning
Department said the survey had nothing to do with a
recent Government Report on the North East which
envisaged the eventual disappearance of Witton Park.
Residents of long standing feel that, although some
of the houses require demolishing, the demand is for
rehousing in the villages where ideal sites abound"

The LbéaI.Coﬁncillors equally disturbed, raised the issue at the
:ollowing Housing Committee meeting where it was resolved to "ask the
County Planning Officer for_a copy of'the'survey'recehtly taken at
Witton Park™ (15). It was either never received - or its receipt not

reported. The issue was not pursued nor raised again.

Nevertheless there were at least 2,300 houses listed as unfit,
representing 20.6% of the housing stock (16). The concentration of
unfit houses wés not exclusive to the Category 'D' villages; 14% of
them were in the Bishop Auckland Town areaj; 174% at. Coundon; 8% at
South Chﬁrch and 12% at West Auckland - all potential growth areas;
Wittoﬁ Park's share was 19.2% plus a ‘'slum village' label.

To what extent was there justification for that attitude of isolating
Witton Park as the slum village, and earmarking it for-early

extinction?
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It can be- accepted that all the houses listed as unfit were

. technically so within the meaning of the relevant Housing Acts,
but it can not in any sense be assumed that they were all unfit to
the- same degree. Contained in the 1953 list were 488 back-to-back
dwellings, which, by statutory definition, had been regarded as
siums-since-the-Housing, Town Planning, etc.. Act of 1909. Only
eighteen (3.68%) were at Witton Park, and those were- in small
groups in a long terrace on the village periphery. Some were
demolished, and others in 1979, undergoing renovation.

(Photograph: 11)

Table: 13 indicates the lack of urgency in dealing with those

wretched structures:

LS Table: 13

BACK-TO-BACK DWELLINGS : BISHOP AUCKLAND U.D.C.

Digtrict No. of Back ’ Comments
to Back
Dwellings
Binchester 1A All renovated by 1674
Bishop Auckland 24k Majority demolished by 1976.

Last pair converted to one
dwelling in 1979

Close House 10 Still remaining in 1979,
although unoccupied and subject
to Closing or Demolition Orders

Coundon 56 All demolished by 1969
Etherley Dene and 10 Demolished or converted by 1972
Moor

West Auckland 124 All demolished by 1967
Westerton 10 All demolished by 1968

Witton Park 18 Remaining eight undergoing

renovation in 1979

Source: Wear Valley District Council
Environmental Health Department
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Improved Back-to-Back Dwellings Photograph: 11
Park Road, %itton Park, 1979

Many of those back-to-back houses were grouped in fours, two each at the
front and rear, divided centrally by a passage leading to a shared yard
with shared sanitary accommodatior and drainage, (Diagram 4). The water
supply was either from a stand pipe tap in the yard, found under the
stairs behind the entrance door or in the pantry. Each dwelling was
"one up - one down', lacked through ventilation, adequate natural
lighting, and basic amenities. The wretched living conditions of the
occupiers are illustrated in the Council's Principal Grounds Statements
of Unfitness (Nos. 1, 2 and 3 - Appendix at end of the Chapter).

There is no doubt that the structural arranqement and overall condition

of such dwellings rendered them infinitely worse than the
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great majority of the so called Witton Park slums, yet many of them
existed until the 1970's. |
Recalling the physical condition of Witton Park housing there is no
argument that many were.unfit for human habitation, some grossly so,
and that the worst houses were those of Garden Street, Vulcan Street,
John: Street and Woodside. The condition of Vulcan Strget was particularly
bad.. That: terrace of eleven dwellings, built during the first half
of the 19th century, was of random rubble construction. They all
had stone flagged floors; water stand pipes behind the back door;
airless bedrooms; dark living rooms; extensive rising and penetrating
dampness; severe disrepair, and an earth cloéet.in each yard.. They
lacked elementary amenities; were without coalhouses, so coal was
stored in the small pantry. One curious feature was a stone spiral
staircase, so narrow that furniture had to be hauled up to and
through the bedroom window, after the.sashes had heen removed.
Those, and houses in Garden Street, John Street and Woodside were
the 'slums' of Witton Park (see Principal Grounds Statements
Nos. 4, 5 and 6) not the houses in other streets. Indeed, in
retrospect it is now difficult to appreciate not only the unfitness
designatioﬁ of some houses, but the confirmation of that status by
the Ministry of Housing and Local Government (See Principal Grounds
Statements 7, 8 and 9). Again it is recalled that poor as the
houses in Garden Street, John Street and Woodside were, collectively
they were not so unsound as some in other areas, which were dealt
with much later.
At a Public Local Inquiry, 15th October 1963, evidence was given
(17) that as regards one house in South Church, where rows of unfit
dwellings fgrmed a squalid area of extremely poor living conditions:
"rising dampness is visible on the ground floor walls to

a height of over 5 ft., and the bedroom is extensively
affected with penetrating dampness; the food store and
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water supply are under the staircase which is damp
and dark. Sanitary accommodation is provided by the
nearby communal ash pit midden"

Evidence (18) at a Public Inquiry, on 27th March 1968, in respect

of houses in Bishop Auckland revealed:

"all the houses show evidence of extreme dilapidation,
and extensive dampness; lack adequate natural

lighting and ventilation.. The inhabitants share a
common stand-pipe located in the yard. There are two
Water Closets, one of which is shared by five families."

(See Diagram: 5 and Principal Grounds Statement 10)
Similarly at the Public Inquiry, 18th August 1970, into a Compulsory

Purchase Order at West Auckland (19):

"This is a small tenanted house having only a

living room and bedroom. It is damp and in
disrepair; has very poor internal arrangement.

in that there is no rear exit, and the very

steep ladder type steps from the living room

make reaching the bedroom a hazardous exercise;
there is no through ventilation; natural lighting
is extremely poor; the water supply stand pipe

is located under the living room window; the
water closet, shared with three other families is
reached via the passage between Nos. 6 and 7 - a
distance cf some 40 yards; cooking and preparation
of food is carried out in the living room.

This random rubble dwelling is at least 11k years
old - being shown on the 1856 Crdnance Survey Map."

Principal Grounds Statement No. 11 and Diagram: 6 refer..
The. nearby village of Escomb was rescued from Category 'D' and

redeveloped after a holy crusade to enhance the siting of the

Saxon Church. But as the Durham Advertiser accurately reflected

(20):

"the absence of an evil reputation and the comparative
attractiveness of the site of Escomb obscures the fact
that in many ways this village is much more
unsatisfactory than Witton Park."
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WEAR CHARGE, BISHOP AUCKLAND Photqgraph: 12
Squalid congested houses, 1959

There were many areas where housing conditions were much poorer

than those which prevailed at Witton Park. For instance, as seen on
Photographs 12, 13 and 14 the group of houses, which were located

at the foot of the steep bank, Wear Chare, and leading from Bishop
Auckland Market Place, were infinitely worse, but were not demolished
until 1961. Similarly, the back-to-back houses of Dial Stob Hill,

and others at Low Dial Stob Hill, a few hundred yards to the East, and

backing onto the River Wear remained until 1962. (Photographs 15, 16 and 17)

(N.B. The encircled numbers on these and subsequent photographs are
house numbers (for slum clearance purposes), and not reference
numbers) .




96

1

PHOTOGRAPH :

1959

WEAR CHARE, BISHOP AUCKLAND,

2y

R
&L

R <o Mmﬁ.ﬁlpﬂw.”

14

PHOTOGRAPH :




97

s h - '“Lh
SRS
f b

5

. 13

.
Gty .
= 5
1=2¢

1

PHOTCGRAPH

BACK TO BACK HOUSES.

1959.

DIAL STO3 HILL, BISHOP AUCKLAND

4 BN T v e

16

PHOTCGRAPH :

2y A
FAN




98

Low Dial Stob Hill, Bishop Auckland, 1959 Photograph: 17

South Church village was a particularly squalid area which was not
dealt with until 1963 when a Compulsory Purchase Order was sought
because:

"of the urgent need to provide land for housing

accommodation in the Urban Area whilst at the

same time renewing one of the worst decayed areas -

of which there are so many in the District; there

is a desperate shortage of land zoned for residential

purposes oo..." (21)
The South Church area was unmade, the rows of houses were closely

packed, and as described later, the residents had to use insanitary
communal sanitary accommodation.

At least three times between 1952 and 1966, when the course of the
River was diverted, the Gaunless overflowed causing serious flooding

in the houses. That obviously was not uncommon as the Durham Directory

recorded in 1894:

"the River Gaunless overflows its banks at this
village and causes considerable damage." (22)
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Photographs 18 & 19. give some indication of the: structural condition

wemp———

of the houses of South Church village reported by Temple in 1940
(23) as

"a miserable area where sixty houses emerge from
" three low rows;

common ashpits and earth closets make the dwelling
almost unapproachable.”
In the same vein, there were scores of houses in the Category A

village of Coundon which required urgent attention. Typical of

many were those of Back Church Street (Photographs 20 and 21)

and. Wharton Street (Photograph 22).

The linear settlement of Gurney Valley was a long row of one hundred
and forty four properties built in the middle of the 1Gth Century

for colliery workers. Photographs 23 and 24 show the grim construction

of the miner's cottages which were demolished, finally, in 1066;

Photographs 25 and 26 jllustrate similar dwellings, albeit with dormer

windows,.still occupied in 1979.
The two storey houses, further 'up the hill', and described by
Temple as "superior dwellings" were in many ways inferior to the

cottages. Photographs 27-29 taken late 1978 clearly show the

flimsy construction of these 'lath and élaster' structures.

Paddy's Row, Eldon Lane was built early 1800's to house the railway
navvies who built the Shildon Rail Tunnel, completed in 1842,

(Photograph 30 ). Their demolition in 1956 was the rare exception

of the worst being dealt with first - unlike the Bishop Auckland

properties shown on Photographs 31 & 32which were finally vacated

twenty-two years later, having for that period being merely listed

as sub-standard.
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PHOTOGRAPH: 20

"IHE SLUMS OF CCUNDON:" DEMOLISHED 1961
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PHOTOGRAPH: 23

MINER'S COTTAGES, GURNEY VALLEY: DEMOLISHED 1966.
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FORMER MINERS COTTAGES, GURNEY VALLEY.
OCCUPIED 1979.

PHOTOGRAPH: _26
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PHOTOGRAPH: 27
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DEMOLISHED 1956
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BISHOP AUCKLAND 'SLUMS' 1978

WEST BRIDGE STREET AND
NEWTON CAP BANK.
DEMOLISHED, 1979.

PHOTOGRAPH ¢ 2
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In the Bishop Auckland Council Chamber, on several occasions, it was
argued that quite apart from the decay, disrepair, sanitary defects

and lack of amenities, the majority of houses in Witton Park had
ashclosets. In 1953 the Council's Medical Officer of Health reported
"this is a situation not to be toleratgd as they are a serious threat,
not only to public' health in general bdut aléo, to the villagers" (24).
Merely noted at the same Health Committee meeting, for fu¥ure conversion
to water carriage, were 4,345 ashclosets and 176 Ashpit privies

(Middens) sited throughout the Urban District..

Prime examples of the latter ;ere at South Church, where each privy
was fo?med by three banks of ashclosets enclosing a communal pit
into which went human and domestic wastes from scores of dwellings.
Every week the Council's kefuse Collectors, who upto 1944 were termed
'night soil men' or 'scavengers', had to climb into those pits and
shovel into bath tins the collected wastes. The last of those
abominations rgmained until 1967, and apart from a few at isolated
places, the use of ashclosets discontinued in 1973 (25).

What could be more wretched and squalid than enduring the exquisite
and excrutiating agony of a long walk, or run, especially in wintry
conditions, to an outside ashcloset only to find it occupied by a
neighbour in equal distress. At West Auckland the residents of one

group of houses had, until 1966, to cross the busy A6B road for that

privilege (See Diagram: 7).
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In the 1963 Written Statement to the First Review of the County
Development Plan (26) the County Planning Officer referred, for the
first time, to the unmade réads in Witton Park as though they were
unique, and yet another example of its overall dereliction. No
reference té that kind of environmental deficiency appeared in any
dqcument relating to other settlements irrespective of their category.
In 1976, however, there remained,:within the boundary of the old
Bishop Auckland Urban District Council, 248 unsurfaced front and back

streets, examples of which are illustrated by Photographs: 33, 34 and 35.
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PHOTOGRAPH: 373
UNMADE STREETS AT MAUDE TERRACE, ST. HELEN AUCKLAND (ABOVE), AND
TINDALE CRESCENT, BISHOP AUCKLAND (BELOW). 1678.
- Y

PHOTOGRAPH: 34 . . PHOTOGRAPH 35
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Twenty six unmade roads were in the Eldon Lane/Coundon Grange area; and
in the designated growth- areas. of West Auckland, Coundon,-South Church
and Bishop Auckland fhe numbers. were 20, 39, 22 and 52 respectively
(27). Indead one of the major contributory factors to the lack of
.General Improvement Area progress and the prime reason why several were
subsequently revgked, was the high unmade roads content, for which the
cost 6f re-surfacing was estimated, in those Areas alone, to be in

excess of £650,000 (28).

In my view, poor though it was, the village of Witton Park was never
‘the Squalid.slum area that romantics. and bigots sought so successfully
té projeet.

Personal experience, from 1952, recalls a village with severe
environmental problems.. The majority of front and back streets were
unsuffaced; allotments neglected, overgrown ;nd bounded by broken
fencing. The village centre, the 'low' and 'high' streets, was a grid
iron pattern of parallel rows. Apart %rom constructional differences
a high proportion of the dwellings were of a two up and two down type,
with small rear projections which were the sculleries or pantries.
Most were brick built although there were a few terraces of random rubble
stone. In the yards, were coalhouses and earth closets, and almost
invariably a galvanised tin bath hung from a nail in the back wall.

.None of the 'low street' houses had electricity, and all were dependent

on the fragile gas mantles for artificial lighting. The front room, or
parlour, of each house remained, almost without exception, the 'best'
room for use only on special occasions - when relatives or friends came
'to tea', or as a silent haven for a coffin to be viewed by mourners.
The back living room was the ombinus one for living, cooking, eating,
washing and bathing. Hot water came from the set-pot, which was an

integral part of an often magnificent gleaming black leaded cast iron
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. fireplace or range; and in houses usually occupied by the elderly
there were on each hearth a brass handled poker, rake and coal tongs,
all enclosed by a big iron and brasé ornate fender. Completing the
equipment was a fearsome locking metal! 'blazer', which vhen in use
rested on side bricks and against a giantlsooker stone forming the
throat of the chimney flue,

Most of the houses did not have a damp proof course and showed signs

.of'rising dampness; were in disrepair, and lacked basic amenities.
Nevertheless, despite those defects of construction and neglect, many
were managed by house- proud occupiers to whom their houses were homes.
Not unlike other- urban groupings, (and even modern housing estates)
there were the.really neglected properties; problem familiés-1living
in bed bug and flea-ridden dwellings which always defied repeated
disinfestation prbéesses by the local Héalth Department. Identified
in the Marienthal Study as being in a 'state of hopelessness’, thé
houses were occupied by uncaring adults who always seemed to have
ﬁordes‘of snotty nosed, unwashed, half—drgssed children running

around, with bare backsides apparently symbolising an attitude to life.

That short description, with minimal variations and weighting for '
different factors equally applied to other settlements in the Urban
District.

Witton Park was certainly no worse, in a physical, constructional,

and environmental sense than anywhere else, be it Category A, B, C, or
.D.

"In my view it was substantially better than many, and some support’

comes from Temple's somewhat controversial 1940 Thesis (29):
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"Escomb is by far the most distressed of the old
established villages - both in housing conditions
and in the state of its community".

ﬁCoundon Grange is decidely the most derelict
village in this valley .... and the district
would benefit by its removal".:
"South Church has been smothered by some of the
ugliest features of industrial growth ever to be
found anywhere'.
According to. Temple South Church had, until 1626, a reputation of
drunkenness and rowdiness, and was a place unsafe to walk through
alone at night!
And
"actually the houses in Witton Park are not in bad
condition, but. the crowded arrangement, unmade
streets, and blackened appearance resulting from
close proximity to an Iron Works, gives an
exaggerated impression of squalid dreariness".
Those statements by Temple are not authoritative in the sense that

they were based on professional experience, but were mere observations

which indicate conditions forty years ago..

The extent to which the Bishop Auckland political, 'professional' and
administrative hierarchy held the distorted image of slums and Yitton
Pafk, sub-consciously or intentionally, is not easy to determine,
because'their views Qere relative to persbnal attitudes and prejudices, .
and based primarily upon an unwarranted reputation. For me, knowledge
of Witton Park began on the first day of my appointment, 1 August
1952, when informed that I was to have "an immediate conducted tour
of the notorious Jam Jar City". As private sector housing was to be
one of my main responsibilities it was "important to see the worst
first". Those were-the sentiments of two Chief Officers whose views
during the following six years, until retirement, never altered.

- They were also the views of the majority of Councillors for many

years.
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Not unlike that first day tour, opinions and views, often forcibly
expressed and translated iAto housing action, were superficiai and
based on the criteria of physical assessment, prejudice and
parochiaiism. There was never an overall assessment balancing

the needs of one group against another, nor weighing expectations
aéaihst'losses; Political considerations were controlled by the
inner group of the majority party whose members rebresented most of
. the potential growth areas. Ex-Councillor Jim Mudd resigned from
the Labour Party in 1954, together with the other two Witton Park
Memberslbecause théy refused to be tied to group decisions which
merely paid lip service to the wishes of the villagers kJO). Even
within the party they felt politically isolated because of the
prejudice shown (31).. That was the beginniné, albeit a small one,
of resistance.not only to the Category 'D' issue, but alsé

the hard face of biased opposition.

Thirty years ago, in the majority of settlements and neighbourhoods
in the Bishop Auckland District, the norm was poor quality housing,
unmade streets, ashclosets and privies, and other environmental
deficiencies. Not surprising after years of Depression followed by
six years of War.

Undue emphasis on conditions at Witton Park, often coupled with
references to 'hawkers and jam jars' did nothing but caricatufise the

_village as a whole, and consequently the people suffered accordingly.

How true Simon was when he wrote (32):

"A slum is what one believes to be a slum; opinion
will vary according to place”.
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Bishop Auckland (West Auckland No.
22 Clearance Area) Compulsory
Purchase Order, 1970.

Evidence of Chief Public Health
Inspector.

5 November 1954

15 COctober 1963
Op. Cit.
Evidence of Engineer and Surveyor.




(22)

(23)

(24)

(25)

(26)

(27)

(28)

(29)

(30)

(31)

(32)

DURHAM DIRECTORY

TEMPLE, A.

BISHOP AUCKLAND
U.D.C..

BISHOP AUCKLAND
U.D.Co

COUNTY PLANNING
OFFICER

GRAHAM, D.A.

SNOWDON, R..

TEMPLE, A.

EVENING GAZETTE

MUDD, J.

SIMON, Sir E.D.
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"{istory, Topegraphy and Directory
of the County of Durham'
Ballantyre, Hanson and Co. London,
1894.. '

Page 316.

"The Derelict Villages of Durham
County" -

Unpublished M.. Litt. Thesis.
University of Durham,. 1940..

"Report on Witton Park"

Report by the Medical Officer of
Health to the Health Committee.
Dated October, 1953.

Annual Reports of the Medical
Officer of Health:
1953~1973.

"Final Draft: Written Statement for
the Development Plan, First Review'
June 1963. Chapter 6.

"Private Street Works"

Chief Technical Officers' Report to
Wear Valley District Council
Technical Committee. 13 January

1976.

"General Improvement Areas: The
Present and the Future"

Chief Environmental Health Cfficer's
Report to Wear Valley District
Council Policy and Resources
Committee, 20 January 1975.

Op.Cit.

13 Cctober 1954
Quoted in report on unjust treatment
of Witton Park. -

Opinion expressed to author during an

interview, 15 November 1978,

"The Anti-Slum Campaign"
Longmans, london - 1933.
Page 123.
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APPENDIX TO CHAPTER 3

STATEMENTS OF PRINCIPAL GROUNDS OF UNFITNESS

Section 41, Housing Act 1936 required, and the Housing Act, 1957,
Third Schedule requires a local authority to send to each owner
(objecting against a Clearance or Compulsory Purchase Order) a list
of Principal Grounds on which the houses were judged to be unfit.
Those statements formed the basis of the Council's case at Public

Local Inquiries

Referen;e No.. Property . Public Inquiry
1 2 Johnson Terrace, West Aucklana 15 August 1967
2 8 Darlington Road, West Auckland 15 August 1967

-3 23 Darlington Road, West Auckland 15 August 1967
4 78 Garden Street, Witton Park 19 June 1962
5 83 Woodside, Witton Park L May 1965
6 ' 93 Woodside, Witton Park L May 1965
7 67 Low Thompébn Street, Witton Park 14 August 1956
8 15 Low Thompson Street, Witton Park 14 August 1956
9 5 Low Thompson Street, Witton Park 14 August 1956
10 2 George Street, Bishop Auckland ' 27 March 1968

11 5 Post Office Square, West Auckland 18 August 1970




119
IN’“"‘I of } URBAN DISTRICT COUNCIL OF BISHOP AUCKLAND
Authority

Notice of: the principal grounds. on which the Local Authority rely for being satisfied that
property is unfit for human habitation.

To:

HOUSING ACT, 1957.
Bishop- Auckland (West Auckland Nos. 12, 13, 1k, 15@1{821. 06

'Mhtrnag' you have not withdrawn the objection which you submitted to the
Minister of Housing: and: Local Government with respect to thé above-mentioned
Order made-by: the Council on the Twenty-Secondday of  February, 1967 .

The Council hereby notify you, as required by the* Third Schedule to
the Housing Act, 1957, of the principal grounds on which they are satisfied that the
building(s) included in the Order under the reference number(x) P23
[in which you are interested as owner/sssupiesilessee] is/ase unfit for human
habitation. -~ ' ' '

STATEMENT OF PRINCIPAL GROUNDS. (see note overlesf)
in respect of No. 2 Johnson Terrace, West Auckland

-

(a) REPAIR - general disrepair including patches of perished
plasterwork; defective ceilings; woodwork to windows
+ Lxex - rotted and windows unopenable; brickwork to: main chimmey
stack bulged; ash~closet and coalhouse dilapidated.

(c) DAMPNESé:.--.iifiné room external wall affected by rising

dampness to a visible height of three feet; pantry.

walls affected by rising dampness; walls to both bedrooms
severely affected by penetrating dampness; passage wall
affected by rising dampness to a visible height of five feet.

(d) NATURAL LIGHTING - none to staircase.

(e) VENTILATION - no through ventilation.

(f) WATER SUPPLY - inconvenient stand pipe in pantry under stairs.

(g) DRAINAGE & SANITARY CONVENIENCE ~ one gully approximately twenty
yards from kitchen door; insanitary

ash-closet.

(h) FACILITIZS FOR STORAGE OF FOOD AND DISPOSAL OF WASTE WATER -~
suitable

facilities for storage of food; no suitable facilities for disposal

of waste water - there being no internal sink.

Buted Twenty-Eighth day of July, 1967. 704 f
Address (Signed) V . ,_;

0ld Bank Chambers,
Market Place,
BISHOP AUCKLAND.

¢ In the case oi a Clearance Order, insert “ Fifth”; in the case of compulsory purchzse of land under Part III

of the Act, snrert “Third”.

(Housinz 177 in List}~HADDEN, BEST & Co.. Ltd., Portman Road. Ipswich.~S. 159-65

Clerk of the Council.

no
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NOTE.

This statement should specify in regard to each building the condition(s) in respect of any of
the matters, .(3)—¢h), mentioned in section 4.(1) of the Housing Act, 1957, in which the building
is so far defective that it.is not, in the Council’s opinion, reasonably suitable for occupation in such
condition(s). i

The said section 4 (1) prowds as follows : — .-
In determining for any of the purposes of the Act whether a house is unfit for human habltatxon
regard shall be had to its condition in respect of the following matters, that is to say—
(@) repair;
(b) stability;
(o) freedomfromdamp; e
(dy natural hghtmg‘ o s e e e
(¢) ventilation;
_ .. (fy water supply; - - e e .
« ... {g) drainage and sanitary- conveniences; and o
. ¢h). facilities for. storage; preparation and: cookmg of Eood and for the disposal of
. .waste water; . .
and the house shall be deemed to be unfit as aforesald 1f and only lf it is so far defective in one
or more-of the said matters that it is not reasonably suitable- for occupation.in_that condition.
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Name of URBAN DISTRICT COUNCIL OF BISHOP AUCKLAND

Aucority §
Authority

Notice of the pnnclpd grounds on which the Local Authonty rely for being satisfied that
property is unfit for human habitation.

To:

HOUSING ACT, 1957.

Bishop Auckland (West Auckland Nos. 12, 13, 14, 15 & 16
Clearance Areas) Compulsory Purchase @rhpr’ 19 67

Mhm?aﬁ. you have not withdrawn. the objection which you submitted to the
Minister of Housing and. Local- Government: with: respect to the: above-mentioned
Order made-by the Council on the Twenty-Second' day of February 1967

The Council hereby notify you, as required by the* Third Schedule to
the Housing Act; 1957, of the principal grounds op which they are satisfied that the
building(®) included in the Order under the reference numberf&) F46
[in ‘which _you are interested as. owner/occupler/lessee] ls/are unﬁt for human
habitation.

STATEMENT OF PRINCIPAL GROUNDS: (see note overleaf)
in respect of No. 8 Darlixgton Road, West Auckland.

(a) REPAIR = General disrepair including perished wallplaster, bedroom
ceilings perished, cracked and bulged; woodwork to small
bedroom window and frames rotted; coalhouse: - door and frames rotted;
“brickwork. open-jointed,. no fall pipe or eavesgutter; pointing to pan
tiles perished; shared ash-closet - all intermal wallplaster perished;
. seat broken; door. and frames- severely rotted; no fall pipe or eaves-
gutter. ) I i -

(c) DAMPNESS - Living room - front wall affected by rising dampness from
floor to ceiling; pantry - walls affected by rising dampness;
Bedrooms - front walls affected by penetrating dampness.

(d) NATURAL LIGHTING' - Poor; none to staircase..

(e) VENTILATION - No through ventilation.
(£) WATER SUPPLY - Inconvenient stand pipe in pantry.
(g) - DRAINAGE & SANITARY CONVENIENCE =~ No access to mains drainage system;

inadequate provision for drainage of
roof water; shared ash-closet in dilapidated condition.

(h) FACILITIES FOR STCRAGE OF FOCD & DISPCSAL OF WASTE WATER - no suitable
facilities for

food storagej no suitable facilities for the disposal of waste water -
there being no internal sink.

Huated Twenty-Fourth day of July, 1967. iﬁ F

Address (Signed)

0ld Bank Chambers, i /
Market Place, Clerk of the Council.

BISHOP AUCIKLAND.

* In the case of a Clearance Order, insert “ Fifth”; in the case of compulsory purchase of land under Part III
of the Act, insert “Third

(Housinz 177 io List}—HADDEN, BEST & Co., Ltd.. Portman Rosd. Ipawich.—S. 159-65
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This statement should specify in regard to each buiiding the condition(s) in- respect of any ot
thé- matters, (a)—-(k); mentioned in.-section 4 (1). of the Housing Act. 1957, in which the building
is so far defective that it is not, in the Council’s opinion, reasonably suitable for occupation in such
condition(s). T -

The said sect10n_4— (1) prowds as follows:—
In determining for any of the purposes of the Act whether a house is unfit for human habltatmn
regard shall be had to its condition in respect of the following matters, that is to say—
(@) repair; N
(b) stability; - .
(¢) freedom from damp; .. - . . . )
(3) akural lighag; - e -

- eTlid _:;(e)rventila.tion, o el e al L - . )
. : .--(f) water supply; . .. i St |
itz ot - it (g). drainage-and samtary_convemences and. ~
: .£22 Lo (h) - faclities. for. storage, prepamhon and, cookmg~ oE- food and io: the dxsposal of
- -1, .. waste water; " .

. PR M -~ . .L-..
" and the house shall-be deemed-to be unﬁt asg’ aforesatd if-and enly lf it:is so. far defective in one
or more of the said matters that it is not reasonably suitable for cccupation i that condition
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Local
Authority-

Name of } URBAN DISTRIDT COUNCIL OF BISHOP AUCKLAND

Notice of the principal grounds: on which the Local Authority rely for being satisfied that
property is unfit for human habitation.

r : 1
To: a,

L 4
HOUSING ACT, 1957.

Bishop Auckland (West Auckland Nos. 12, 13, 14, 15 &
...Clearance. Areas)...Gompulsory Purchase @rhrr 19 57

thrpaﬁ you have not thhdrawn the- objectxon which you submitted to the
Minister of Housing and Local Government with: respect to: the above-mentioned
Order made by the Council on the Twenty-Second day of February, 19 67.

The Council hereby- notify you, as required By the* Third Schedule to
the Housing Act, 1957, of the principal grounds on which they are satisfied that the
bu:ldmg(x) included in the Order under the reference number(®) P58

[in which you are interested as owner/mﬁuﬂﬂﬁeﬂd 1s/m unfit for human
habitation.

STATEMENT OF PRINCIPAL GROUNDS: (see note overleaf)
in respect of No. 23, Darlington Road, West Auckland

(a) REPAIR' =  general disrepair including perished and- fractured plaster-
work; section of pantry ceiling collapsed; bedroom ceiling
fractured and rainstained; woodwork to: windows and frames rotted;

' small bedroom floorboards: rotted and holed; brickwork to main chimney
stack bulged; yard wall collapsed; ash-closet all wall plaster loose and
fractured; pan tiles loose; brickwork open~-jointed; no fall pipe or
eavesgutter; staircase ceiling severely fractured and bagged.

(b) STABILITY - roof timbers and ridge sagging.

(c) DAMPNESS - living room back wall severely affected by rising dampness
floor to ceiling; flagged floor sunk and uneven; pantry - all
walls affected by rising dampness; céiling wet; back walls to both
bedrooms: affected by-penetrating dampness.

(e) VENTILATION. - no through ventilation.

(f) WATER SUPPLY - inconvenient stand pipe behind door,

'(g) DRAINAGE & SANITARY CONVEMNIENCE - no access to main drainage systenm;

inadequate provision for drainage of
roof water; dilapidated insanitary ash-closet.

(h) FACILITIES FOR STORAGE OF FOOD & DISPOSAL OF WASTE-YWATER - no suitable

facilities for

food storage; no suitable facilities for disposal of waste water - there

being no internal sink.

Bated Twenty-Eighth day of July, 1967.
Address (Signed)

Old Bank Chanbers, -
Market Place, Clerk of the Council.
BISHOP AUCKLAID.

* In the case of a Clearance Order, insert “ Fifth™; in the case of compulsory purchase of land under Part III
of the Act, swser? “Third”.

(Housing 177 in List)~HADDEN, BEST & Co.. Ltd.. Portmao Rosd. Ipswich.—S. 159-65




This. statement should specify in regard to each building the condition(s) in respect of any of
the: matters, (a)—(.h) mentioned in section. 4 (1) of the Housing Act, 1957, in which the building
is so far defectwe that it. 1s not, in the Council’s opinion, reasonably suitable for occupation in such
condition(s).

The said section 4: (1) provides. as follows : — - .
In determining for any of the purposes of the Act whether a house is unfit for human habxtatlon
regard shall be had to its condition in respect of the following matters, that is to say—
(@) repair;
(b) stability;
(¢) freedom from damp;’
-c - Aaturdl tighting;
(8) venﬁla.tion, Il S LT T e L Caepery e o L <
Za - (f). water supply; L . R L A
v--- {g) drainage-and sanitary convemencs and - -
{h): facilities- for-storage, prepa.mtzon and cookmg of food. a.nd Eor the dxsposal of
weoomoL T ‘waste water; . . . .
and the house shall be deemed. to be-unfit as aforesa.ld if and only lf m is 50-far defective in one
or more of the said matters that it is.not reasonably suitable for occupation in that condition.
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Name of -t '
Local } ..... -Biekep-Auchland-Urban-Pistrict Counetl
Authority S . K

Notice- of the principal grounds on whick the Locai Authority rely for being satisfied that
property is unfit for human i:nbitati_on.

r 7T amesy cecessed, T
Taw. .
o eas,
. i =

. HOUSING ACT, 1957.
.- Bishop Auckland Garden Street ) R
: Vitton Park Clearance Area. Clesranse. @1’?2& 19 6a_'

Mhprpaz you have not withdrawr ¥ the’-objection. which yo@ submitted to the -
Minisreg of Housing and, Local Gavemment, with respect.to the above:mentioned

' Q(qu'z!n_adqib}“hq ﬁeunci.l.on_;.;hsaﬁ Sixch(i) & ncday of o200 Yagelh' i3, ,zzs:.lzgs::j: ;

L Hes Couticile Hereby-iotify yousas réqiiired by the™ 3l 408 pypgh™s 371 Sehedilerto

. -the Housing Act, 1957, of the principal grounds on which they are satidfied thiittife

buildings) included in.the Order under the reference aumbess) B 47--iz0 sz 90T .

. [inzswhichisyou-~areriinterested.: as::awner/oceupier/lessee]: is/are-.unfit.:fors;human
habitation. —s2 o7 2t 283 .279%5m guiwoliol 9 15 iZuyest W avizibals wl o3 had ad llsdz broyst

o : :"xisqsr.fn) -
STATEMENT OF PRINCIPAL G_ROUNDS (see ‘noié:svericaf)
ramgb mort —obssty (2.

(a) tallplaster perished, broken and miséﬁlo!,..wnaa.:m p-erisheda

¥indow woodwork perishedy Fireplaces defoctive and dilapidated;
Floer uneven; Chimney stack bulged; Roof myunen'm; . Stenewerk
of wvalls perished and badly weathered; eavesgutiar corroded and
aissing} rain vater fall: pipes aissing o’ Yeakingi  small concrote
lszo2ib aresr at: reartbadly:broken; = doorTand-frames: perisheds.” brickwerk
parished; pointing perished; floors weski ' stais ‘treads woray.
snp m o7imsleb 18} o2 24 3i 1 e 5as Y Sisestcls 25 :fimo 3d o3 bemesd od Lz s2wof sit pus
(€}, Peacending, dampnesa, ou. virtually, the- whole;of, the-back bodroom:
: ioner wally R '
Rising dacpness ovident on iliving room wallag
Rising dempness evident upto 3 ft. on walls to szall recess}
Rising dampness visible upte S ft. on walls of area nearto back doorj

(-4) - iLiving rocom lighting below a rmle standardj
Ho natural lighting to rear recessg

._ '(Q’ No drainage meptvhyard guny'at No. 771

Insanitary mlout shared with Nos 77 and only three foet fyrcw door)

(h) %o suitable facilitios for the dtoroge of food;
Ko suitable facilitics for tha disposal of weste water = standpipa
tap nearto back door - no sink; .

Buted Twenty ninth -day of May, 1562. e

Addres©1d Bank Chacbers, (Signed) 7
Market Place o ;
Biohop :md . Clerk.u,of the Council.

* In the case of a Clearance Order, insert “Fifth”; in the case of compulsory purchase of land under Part ITI
of the Act, tnsert “Third”.

(Houasing 177 in List)~HADDEN. BEST & Co., Ltd.. 16. Strutton Ground London, S.W.!1.—§, 876-57
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Do of } __URBAN DISTRICT COUNCIL OF RESHOP AUCKLAND. ..
Authority

" Notice of the principal grounds on which the Local Authority rely for being satisfied that

property is unfit for human habitation.

r 1

L J
HOUSING ACT, 1957.

Bishop Mucikland (Woodside, Witton Park Nose By 30 40 5 &

Cloatame. © OeREE, Thes™

mhtrtaz you have not withdrawr the objection which you submitted to the
Minister of Housing and Local Government with respect to the-abave-mentioned
Order made by the Council on the fwenty=gecord day of  Jamuary, 19¢5 .
-+ The Council hereby notify you, as required by the®...... Fif8h ... Schedule to
the Housing Act, 1957, of the principal grounds on which they are satisfied that the
buildingfe) included in the Order under the reference number(g) p4p . -
[in which you are mterested as owner/occupxer,ﬂm] 1s/g-, unfic for human
habitation.

STATEMENT OF PRINCIPAL GROUNDS ( se0 note overleaf)
In Respoct of 83, vredside, Witton Park, mmg Auckland,

{a) REPAIR « general disrcpair including rotted windows and fromes,
kitchen vindow unopenables living rvem floor made up of
. siabsy uneven: in placess doth bedroom ceilings bulged; brickwerk to
main chimney; stack severely bulged; rear raln water fall pipe
sissing, water discharging down vallj rear door rotted at basoy-
.. shared ash closet; internal vall plaster looze and fallingi door
and fraces rotteds

(b) STABILITY -~ rear roof timbers sagginge

(e) DAMPNESS =~ no evidenco of a datp proof coursej ground floer rooms
afZacted by rising daopness, including larder.

(4) NATURAL LIGHTING =« inadequate in kitchen and emall bedrocu.
(2) vATRR SUPPLY ~ incouveailant maims supply by stand pipe situszted
in pantry.
(g) DRAINAGE AND SANITARY CORVENIENCE <~ no access to mains drainage to
sewerj watar from rzar main

roef discharges down wall, due to absence of rain water fall pipesg
insanitary asheloset shared with cccupants of 84, Vosdside (P43)

. {a) FOOD FPACILITIES =~ ne suitablo facilities for storage of foodj no

. suitable facilities for the diaposal of wvasta
3 vater « no internal sink.

Batrd Pifth day of Aprid, 1963.

"Address (Signed)

.01ld Bank Chambers, ! _
Mariket Place, Clerk of the Council.

B:lshog Auckland.
* In the case of a Cleara.nce Order, irsert “ Fifth”; in the case of compulsory purchase of land under Part III
of the Act, insert “Third".

(Housing 177 in List)~HADDEN, BEST & Co., Ltd.. Portman Road. Ipswich.=S. 475-63
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NOTE..

This statement should specify in regard to each- building the condition(s) in respect of any of
the matters, (a)—(k), mentioned in section 4 (1) of the Housing Act, 1957, in which the building
is so far defective that it is not, in the Council’s opinion, reasonably suitable for occupation in such
condition(s).

The said section 4 (1) provides as follows: —
. In:determining forany of the purposes of the Act whether a house is unfit for human habltatlon
regard shall be had to its condition in respect of the following matters, that is to say—

(o) repair;
() stability;
(¢) freedom from damp;
(d) natural lighting;. .
(e) ventilation;
(f) water supply;
(g) drainage and sanitary conveniences; and

(k) facilities for storage, preparation and cooking of food and for the disposal of
waste water;

and the house shall be deemed to be unfit as aforesaid if and only if it is so far defective in one
or more of the said matters that it is not reasonably suitable for occupation in that condition.
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Name of } URBAN DISTRICT COUNCIL OF BISHOP AUCKLAND,
- Authority

Notice of the principal grounds on which the Local Authority rely for being satisfied that
property is unfit for human habitation.

r A
To: iy
| -l
HOUSING ACT, 1957.
HM m {voodaida, Witton Pari Noae 3‘.:13. 2 § (ﬁi’hc;f Areas)

Mhprpaz you have not withdrawn the objection which you submitted to the
Minister of Housing and Local Government with respect to the above-mentioned
Order made by the Council on the pygntymsecond 937 of  Jamuary, 19 ¢g -

The Couneil hereby notify: you, as, required. by the*..... B2 ¥ o 2 S— Schedule to
the Housing' Act; 1957, of the principal grounds on which they are satisfied that the
building$s) included in the Order under the reference numberég) P57

[in which you are interested as ownerW] is4aze unfit for human
habitation..

STATEMENT OF PRINCIPAL GROUNDS (s¢e note overleaf)

In Respect of 93, Yoodaide, YWitton Park, Bishop Auckland.

(a) 2BPAIR = goneral disrcpair including windecws and fraves of ground

floor rocaa rottadi vindows will not opom and cords bBrokeni
old type dlack ranges firobars broiton; oven defective| kitchen celling
joigtas affected by woodwormy larder wall bulged and fractured; fleors in
both bedrooms rotted in placesy ceilings pitted and flakings brickwerk
to main chimnoy stack openjointed and dulged; oxtermal stonework severely
pittad. and pointing perished and wall fractured above.roar doorway; both
external doors old and rotted; ask eloset in derecliet condition; rvof
boledj pantiles loosoj seat rotted; door and frames rottedi rear storsward

collapaed.
(b) STABILITY - roof tishers sagqing. at rears
{c)} DAMPNERSS < ©no cvidenco of a damp proof coursej ground floer living roca
affected by rioing doopness to G height of 3 £33 kitchen

vnua rising dampness ¢o0 a viaiblo height of 5 £ii extormal wall to lardor
alao affected} both bedrooms affected by penctrating daspness.

(38) NATUBAL LICHTING - inadeguate in kitchen and rear bedrocm.
(£} WATER SUPPLY = imconvenient mains supply dy standpipe bohind front doose

(g)  DRAINAGE AND SANITARY CONVENIENCE - no access to mains draimage to sewory
' roof wator discharges onto ground via
coln water fall pipes inconitary ash closet at rear shared with occupants of
93, toodside ' 94, toodside (P56 and P38)
(h) FOOD PACILITIES « no suitable facilitios for storage of foodj all waate
mtertoheearriodtowtaidaabaredmny-tharobdngm

Etﬁ!ﬁ pigeh dez EE££1 1%2. intornal soinke
Address (Signed)
0ld Bank: Chambers,
Market Place, Clerk of the Council.
Bishop Aucklande

* [n the case of a Clearance Order, insert “ Fifth"; in the case of compulsory purchase of land under Part I1I
of the Act, smsert “Third”.

(Housing 177 in List}~HADDEN, BEST & Co.. Ltd.. Porumaa Road. Ipswich.—S. 551-62




NOTE..

"This statement-should- specify imr regard to each building the condition(s) in respect of any ot
the matters, (a)—(k), mentioned in section 4 (1) of the Housing' Act, 1957, in which the building

isrso fardefective that it is.not, in the Council’s opinion,. reasonably suitable for-occupation in: sudx
condition(s).

The said section 4- (1) provides as follows: —
In determining for any of the purposes of the Act whether a house is unfit for human habitation
regard shall be had to its condition in r@spect of the tollowmg matters tha.t is to say—

(o) repair; Tt
(b)-stability ;.
(c) freedom from damp,
(d): natural lighting;
(e) ventilation;
(fY water supply;
(g) drainage: and sanitary conveniences; and-

(hY facilities for storage, preparation and cooking of food and for the disposal of
waste water;

and the house shall be deemed to be unfit as aforesaid if and only if it is so far defective in one
or more of the said matters that it is not reasonably suitable for -occupation in that condition.




0]
‘Name of } BISHOP ADCKLAND URBAN DISTRICT COUNCIL o
Authority J

i

Notice under Sect. 41 of the Housing Act, 1936, of the principal grounds on which the
Local Authority rely for being satisfied that property is unfit for human habitation.

r 1
To:

L -

HOUSING ACT, 1936.

Lov Thompson Street (No. 2) Clearance (Drder, 19 56

Mhzrpaz you have not withdrawn the objection which you submitted to the
Minister of Housing and Local Government with respect to the above-mentioned
Order made by the Council on the ~First dayof  May 1956.

The Council hereby notify you, as required by Section 41 (1) of the Housing Act,
1936, of the principal grounds on which they are satisfied that the building(®) included
in the Order under the reference number(® 12
[in which you are interested as owner/ctpiErzREER
habitation.

- is/ﬁ unfit 'for- human

STATEMENT OF PRINCIPAL GROUNDS (see note overleaf)
(a) Repair Rising dampness; defactive wallplasters
damp floor; defective eaves gutters;

absence of rainwater fallpipe; defectivs
pavings defective pointing of walls.

(c) Preedom from

damp Rising dampness;" damp £loar.
(d) Fatural LT T e
_ ~lighting - Below .normal standard in all roomse.
(z) Drainage and S - '
sanitary Ashclosat in defective condition.
conveniencas

Bated The Tenth day of July 1956.

Address (Signed) R. W. BIYTHE.
Town Hall, - Clerk of the Counc:l.
Bishop Auckland.

(Housing 177 in List.)~HADDEN. BEST & Co.. Ltd.. 16. Strutton Ground. London. S.W.1.—S 48256




‘NOTE. .

This statement should specify in regard to each building the condition(s) in respect of any of
the matters, (8)—(k), mentioned in section 9 (1) of the Housing Repairs and Rents Act, 1954,
in: which the building is so far defective that it is not, in the-Council’s opinion, reasonably suitable
for occupation in such condition(s). '

The said section 9 (1) provides as follows:—.
In determining for any of the purposes of the principal Act whether a house is unfit for human
habitation, regard shall be had to its condition in respect of the following matters, that is to say—
() repair;
(b) stability;
(¢) freedom from damp;
(d) natural lighting;
(e) ventilation;
(f) water supply;
* (g) drainage and sanmitary conveniences; and
(h) facilities for storage, preparation and cooking of food and for the disposal
of waste water;
and the house shall be deemed to be unfit as aforesaid if and only if it is so far defective in one
or more of the said matters that it is not reasonably suitable for occupation in that condition.




=

Local

Name of §
Authority

Notice under Sect. 41 of the Housing Act, 1936, of the principal grounds on which the
Local Authority rely for being satisfied that property is unfit for human hebitatian.

r - : a1
TO: L',
1 Street,

L -l

HOUSING ACT, 1936.

Low Thompson Street (No. 1) Clearance . (Hrder, 19 56

MI?PI'P&E you have not withdrawn the objection which you submitted to the
Minister of Housing and Local Government with respect to the above-mentioned
Order made by the Council on the First dayof May 19 56

The Council hereby notify you, as requited by Section 41 (1) of the Housing Act,
1936, of the principal grounds on which they are satisfied that the building(x) included
in the Order under the reference numbesty) 12
[in which you are. interested as owner/occupier/lasxae is/tre unfit. for human
habitation. . : :

STATEMENT OF PRINCIPAL GROUNDS (see note overleaf)

(a) Repair Defective plasterwork; defective eaves
gutters; defective roofs; uneven floor;
pointing of wall defective; bulging brickwork.

(g) Drainage and
Sanitary Absence of sink
conveniences.

(d) Natumal _ _ .
lighting. Below nermal standard in one room.

(h) Foon ~ Absence of properly ventilated food stoTe.
storage : '

Butel The Tenth day of July 1956.

Address (Signed) R, Vi, BLYTHE.

Town Hall, Clerk of the Council.
Bishop Auckland.

(Housing 177 in List.)~HADDEN. BEST & Co.. Ltd.. 16. Strutton Ground. Loadon. S.W.1.—S 482-56




- NOTE.

This statement should specify in regard to each building the condition(s) in respect of any of
the matters, (a)—(h), mentioned in section 9 (1) of the Housing Repairs and Rents Act, 1954,
in which the buiiding is-so far defective that it is not; in the Council’s opinion, reasonably suitable
for occupation in such condition(s). '

The said section 9 (1) provides. as follows :—
In determining for any of the purposes of the principal Act whether a house is unfit for human
habitation, regard shall be had to its condition in respect of the following matters, that is to say—
- (@) repair;’ : ..
" (b) stability;
(¢) freedom from damp;
(d) natural lighting;
(e) ventilation;
(f) water supply;
(g) drainage and sanitary conveniences; and

() facilities for storage, preparation and cooking of food a.nd for the d.lspOan'
. of waste water;

and the house shall be deemed to be unfit as aforesaid if and only if it is so far defective in one
or more of the said matters that it is not reasonably suitable for occupation in that condition.




©

} ... BISHOP_ AUGKTAND. URBAN. DISTRICT.COUNGIL

-Name of
Local

Authority

Notice under Sect. 41 of the Housing Act, 1936, of the principal grounds on which the
Locfl Authority rely for being satisfied that property is unfit for human habitation.

r ] -l
- To: ey,
i Street,

le

L J
HOUSING ACT, 1936.

.Low.Thompson. Street. (No..1).Clearanca... Brder, 19 56

Mhprpag you have not withdrawn the objection which you submitted to the
Minister of Housing and Local Government with respect to the above-mentioned
Order made by the Council on the First: - - day of May 19 56.

The Council hereby notify you, as required by Section 41 (1) of the Housing Act,
1936; of the prmcxpal grounds on which they are satlsﬁed that the building(x) included
in the Order under the reference number(ﬂ 2
[in which you are interested as owner/occupier/Igsewe] . is/axer unfit for human
habitation.

" STATEMENT OE PRINCIPAL GROUNDS (ser note overleaf)

(a) Repair. Floor wallplates weak; window defective;
. plasterwork defective; absence c¢f rainwater
fallpipe; eaves gutter defective; untrapped
sink wastepipe; defectivse paving.

(d) Natural )
lighting. Below normal standard in both roocms.

(e) ~Ventilation. No through ventilation én first floor.

(g) Dra_“age and sanltary conven‘encas. Shared water closete.

Bated The Tenth day of July 1956.

© Address (Signed) R. W. BIYTHE.
Town Hall, Clerk of the Council.
Bishop Auckland.

(Housing 177 in List.)~HADDEN. BEST & Co., Ltd.. 16, Strurton Grouad. Londoa. 5.W.1.—S 360-35




NOTE.

This statement should specify in regard to each building the condition(s) in respect of any of
the matters, (a)—(k), mentioned in section 9 (1) of the Housing Repairs and Rents Act, 1954,
in which the building is so far defective that it is not, in the Council’s opinion, reasonably suitable
for occupation in such condition(s)- :

The said section 9 (1) provides as follows:—
In determining for any of the purposes of the principal Act whether a house is unfit for human
habitation, regard shall be had to its condition in respect of the following matters, that is to say—
o (a) repair; . L. e e
T ... .7 (b) stability; P o
- . . :(c)- freedom from damp;
.(d)- natural lightihg; T
(&) ventilation;
(f) water supply;
» .7 "(g)- drainage and sanitary conveniences; and ' .

_(h) facilities for storage, preparation and cooking of food and for the disposal
T - of waste water; ~ o . .

_ and. the house shall be deemed to be unfit as aforesaid if and only if it is so far defective in one
" or more of the said matters that it is not reasonably suitable for occupation in that condition.
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Name: of )
Local. } ..... LURBAM _DISTRICT COUNCIL OF BISINP AUCKLAND,
Authority

Notice: of the: principal grounds on which the Local Authority rely for being. satisfied that
property is.unfit for human habitation. '

mua&. B . J_

HOUSING ACT, 1957.

Biahop- suckland (Ne. 18 Clearance irea)
Conpulsory. furchass. ... @fh?f.. 1&7

1

mljm'raz- you have not withdrawn the- objection which you submitted to- the
Minister of: Housing: and: Local- Government- with: respect’ to. the above-mentioried
Order made- by the Council on- the: Twesty=Taird ‘day of  Hovember, 1967 -

The Council hereby notify you, as requxred by the*.... Toied. . .. . .. Schedule to
the Housing Act, 1957, of the principal grounds on which they are satisfied that the
buxldxngs) included in the Order under the reference numbers) P2e.. =~ -~ ~

[in whlch _you. are mterested as ownerW] xsﬁg unfit For human
habitation.

STATEMENT OF PRINCIPAL GROUNDS (see note overlea)
In Respect of Mo, 2 George Strest, Bishop Aucklande.

(a). BEPAIR « cracked ceilings; areas of pciaﬁ«l wellplastery uneven.
and breken floors§ perished woodworki defective roofug.
) -duho unmttm md mxn snter rau ptput pcriahod peintingg

ERENEN 73 2 nnmss; : no: avidence-of" a-damp proof’ courses visible ovidence
AL i e 0 Ploing: despness. in 1iving: roen,. staircase: and. pantryy
pomtntingdmaasevidantinbothbedmm; living rooe and
pantry flooi's uneven and dampe

(.d) .NA‘!'IRAL LIGHTING = poor in living room; pantry; and stairczses

(£)- WATER SUPPLY" = l.naomlqn_thmly- by means of-standpipe tap
: in yard - shared with gix other familiocs,

(g) DRAINAGE AND smxrmt mmnxm « water-closot in yard - in
' . . defective condition - not
readily miblo - shmd vith four other familiess inandequate
'-Ma:lon forr the drainage of roof water.

(h) m PACILITIES AND DISPOSAL OP -

HA&‘:R-HA‘!‘ER = unsuitable facilities for the storage and prcmuon
of food; unsatisfactory. provision for disposal of waste-

-nter -ibm bdng no lntu-ml. cink.

Huted Twenty-Sixth day of February, 1968,

" Address (Signed)

0ld Bark Chambers, .
Harket . Place,. Clerk of the Council.

BISHOP AUCKLAKD.

* In the case of a Clearance Order insert “ Fifth”; in the case of compulsory purchase of land uader Part III
of the Act, insert “Third”.

(HousinZ 177 in List)}—HADDEN., BEST & Co., Ltd.. Portmas Road. Ipswich.—S,.159-65
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. NOTE.

This statement should specify in regard to each building: the condition(s) in: respect of any' of
the matters, (a)—(4), mentioned in. section 4 (1) of the Housing Act, 1957, in which the building
is so. far defective that it is not, in the Council’s ommon reasonably suitable for occupation in such
condxtlon(s)

The said section 4 ( 1) provides.as follows —
In determining for any of the purposes of the Act whether a house is unfit for human habﬂatxon
_regard shall be had to its condition in respect of the following matters, that is to say—
(6) repair;
() stability;
(¢) freedom from damp; ' _
(d) natural lighting; - "~ -~ - oo oo T
(e) ventilation; ) ) _
. () water supply; S : Coo
(g) drainage and sanitary conventences; and.
(h) fadilities for storage, preparation and cooking of food and for the disposal of
waste water;
. and. the house shall be deemed to be unfit as aforesaid if and only if it is. so far defective in one
or. more of thesaid matters that it.is not reasonaoly suitable: for occupation in that condition.




' 2 @
Name of '

ame } .......... URBAN DRSSRICY COMCTL OF SESPER MESAD. i
Authority

Notice of the principal grourds on which the Local Authority rely for being satisfied that
property is unfit for human habitation.

r S T
To: |

L _ | -
HOUSING - ACT, 1957.

Bielop Avcitland (Yoot Ameiland Clsarazce
-Arsa}). Compulsory. mm’?‘; ............................. @l’hﬂ', 1570

.Nhtr.raz you have not withdrawﬁ ﬂie objection which vou submitted to the
Minister of Housing'-and Local Government' with respect to the above-mentioned
Order made-by- the Council on the Third day_ fyf' apetd 19'm

The Coiincil hereby notify you, as required by the*..... hird. ... Schedule to
the Housing Act, 1957, of the principal grounds on which they are satisfied that the
buildingfs) included in the Order under the reference number(g p,3 -

[in which you are mterested as owner/w is/gge unfit for human
habitation. ' '

STATEMENT OF PRINCIPAL GROUNDS (see note overlmf)

(a) BEEPAIR - Gemeral Gimremalr mwm;mm—
plasters porichod woodwork of windwes sad doory loczo and
. mmwmgmwwﬁmum&y
convenionco eutbuildieg.

(a) mss mmmmmm;mmw
: - up tor four (B) St
Living roca Asggod fleor = onoven and &vpe
Ponetrating dorgnecs avidont in bodroon.

(ca) INTERNAL ARRAMGDITND « Very otaep lodicretypo stops Svea livieg row
laadizg ddroed iado bedroes.
Ho recs oxite .
(2) NATIRAL LIGHITNG « Inzuffiedcnt in 1iving rean and en staiveass.
(o) YENTILATION » Eot tiwourgh cn both ground amd Mrod floces.

(£) HATER SUPPLY « By ooomo of incenveanicnt stand pipo top situsted ncar o
living zoom windowe

{centimund ovorlaaf)

-Bated Twenticth éay of July 1970.

Address ©Old Bamk Chowdess, (Signed)
Martnt Placo, .
BISHOP AUCKLATD. Clerk of the Council.

¢ In the case of a Clearance Order, insert " Fifth”; in the case of compulsory purchase of land under Part III
of the Act, insert “Third"

(Housini 177 in List)—HADDEN, BEST & Co.. Ltd.. Portman Roed. [pswich.—S. 159-65




(g} DRATTAGE & SANITARY CONVINIZNCE « Hater closot comparimont (uve of wikdeh 4
" ghared) lacks adequate vemtilation and artificial and
oatural lighting. It ia oot roedily accessidlo being sce
m(&o)mmmm
: - WMm’muwm:ﬁohmdm

() 700D FACILITIES - Mmmnmmmeammm
sufficient matural lighting and is very poorly ventilat
racoguntes provision for tho . off vagta:« water o
thoro Laing no intermal sinlks wmter gully in rear
yard apprast. thirty-five (35) yords from fromt door.

~ NOTE.
This. statement should specify in regard to each building the condition(s) in: respect of. any: of
the matters, (2)—(h), mentioned in. section 4 (1) of the Housing Act,.1957, in which the building

is so far defective that it is not, in the- Counc:l’s opinion, reasonably suitabie for occupation in such
condmon(s)

. The saxd aectxon 4 (1) prtmds as follows —_
In determining_ for any of the purposes of the Act whether a house is unﬁt for human habxtatxon
regard shall be had to its condition in respect of the following matters, that is to say—
(@) repair;
(b) stability; . , .
(¢) freedom from damp, i T
(d) natural lighting; . -
(¢) ventilation;
(f) water supply;’
(g9) drainage and sanitary conveniences; and
(h) facilities for storage; preparation and cooking of food and for the disposal of
waste water;
and the house shall be deemed to be:unfit as aforesaid if and only if it is so far defective in one
or more of the said matters that it is not reasonably suitable for occupation in that condition.




CHAPTER &

"HOUSING ACTION IN. THE' BISHOP AUCKLAND AREA
PRIVATE SECTOR: 1949-1979

1. REPAIR, CLOSURE and DEMOLITION

The: position of housing, generally, immediately post-war was- that
as; stated by Elsas. (1) when he wrote:-

"To- sum: up,. at the outbreak of the war there was

still a large number of unfit houses to- be:

replaced by new- dwellings. The campaign for the

abatement of overcrowding was not finished.

There was: a growing demand for small and

inexpensive dwellings: for aged couples, single

persons, and newly married couples'.
During. the war years: local authorities. had suspended. housing and
public health: activities in relation to the- enforcement of repairs..
Action was taken only in the most urgent cases, to abate serious
nuisances, or repair dangerous- structures, because of the extreme
difficulty of obtaining labour and materials..
In-the-UEban-District the provision of new housing in the inter-
wars years had been modest, with the building of only 832 houses:
(624 private: and 208 Council) (2).. In the same period only 80
. houses. had been demolished (3), although a further 159 were in,
either confirmed or unconfirmed, clearance areas. In the
written analysis to the Durham County Structure Plan for Bishop
Auckland the County Planning Officer had estimated that 1,810

people were without separate homes, and 7,320 were living in

sub-standard property which would be demolished by 1974 (4).

The housing situation.in Bishop Auckland District was not only

a question of quantity, but also to a gréater degree that of

quality,.
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Although, according to the County Planning Officer (5), there were
approximately 2,310 sub-standard houses listed. for ultimate demolition,
ﬁrogress‘in-that area was virtually non-existent.. But in the 1945~
1950 period there had been built 499 houses (35 Private and 464
Council) (6) to- rehouse families from the waiting lists. That effort
was: in line: with advice given, in 1947, by the: Minister of Housing
and: Local Govermment (7):

"Because of the needs to concentrate on the- creation of

new: homes for families without a separate home of their

own ..o. it will not be practicable to set in motion

procedure: for the demolition of unfit houses which would

involve the provision of new houses for thcse- displaced

from: those houses. Nor will it be practicable to require

the execution of works to existing houses which would

make substantial calls on the resources of labour and

materials"..
Housing action in the private sector was, until 1954, confined to
serving informal and formal notices under the Statutory nuisances.
procedure of Section 93, Public Health Act, 1936. The extent of
repair work carried out depended entirely upon the good will and
social conscience of property owners and/or their Agents, and it was
1956 before the‘Counéil exercised their absolute duty in the
Magistrates' Court,. by applying for Abatement Orders, following
default by landlords. (Table 14). The introduction of a more stream-
line and quicker procedure, by the 1961 Public Health Act, enabled
the Council to execute work in default and recover costs, rather
than seek a remedy through litigation. The Public Health Acts were
used exclusively for property repairs; and powers requiring the repair
of insanitary or unfit houses, by virtue of Section 9, Housing Acts
1936 and 1957, were never invoked. The first report, post war, of

houses considered unfit for human habitation, and not capable of being

rendered fit at a reasonable cost, was presented to the Council's
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Health Committee in 1953 (8).. On the recommendation of the Medical
Officer of Health, who had prepared the- Report, it was agreed "to
take no action in respect.of thzee-houées, but as regards seven
properties: the resolution was- that®

"voluntary closure by the owners be accepted"..
The practice of‘voiuntary-closure, a relic of earlier legislation

(the- 1919,. Housing, Town Planning etc.. Act) continued for some years,

even though it was without reference to any operative Act of Parliament,

TABLE 14
STATUTORY ENFORCIMENT OF HOUSE REPAIRS
BISHOP AUCKLAND URBAN DISTRICT CCUNCIL
1949-1973
PUBLIC HEALTH ACTS
Informal Formal Worle in Applications
Year | Notices Notices default to Magistrates
Issued Issued bv Council | Court for Order

1949 487 18 - -

1950 525 37 - -

1951 49 49 - -

1952 357 s - -

1953 222 71 - -

1954 377 58 - -

1955 362 60 - -

1956 J12 63 - 8

1957 240 h2 - 6

1958 139 26 - 3

1959 175 133 - 2

1660 161 65 - 2

1661 127 8 - 1

1662 152 38 -

1963 133 65 -

1964 136 68 16 -

1965 7% 36 14 -

1566 103 1 a1 -

1967 130 30 16 -

1968 101 ] 18 -

1669 102 3 23 -

1970 23 48 11 -

1571 21 22 11 -

1972 I 27 a i -

1073 10 31 10 | - |

z | '

iTotals 4922 1253 i. 165 i 22

Source: Annual Reports of Yedical Officer of Health

1949-1072,
Znvironmental ileaith Dapartment Records,
YYear Valley District Council.
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and'consequeptly'lacked 1ega1.force7 The-sucéess of that course of
action again depended upon the good will. of property owners who, on
‘being 'relieved'.of an obligation to repair unfit houses,. were

‘expected not to relet them when vacated because they were "deemed to

be subject to closure'.

Late in 1953 the Ministry of Housing and Local Government issued the
White Paper "Houses: The Next Step™ (9) which outlined, in broad
terms,. the national housing problem, and dealt specifically with slum
clearance, improvement and repair; It stated that Her Majesty's
Government. had prepared, for the consideration and guidance of local
authorities, a "Better Houses Campaign" which was a comprehensive
plan of maintenance, improvement and demolition. As regards unfit
houses the'Whife Paper was quite- emphatic (10):

" .. it is an essential part of the Government's

plan that local authorities should take up again

the great campaign of slum clearance. They will

be urged to start forthwith .... it must now begin

in real earnest'..
The White Paper was considered, in detail and at great length, by the
Council in 1954 (11) when it was decided that the Medical Officer of
Health should prepare a five years slum clearance programme, to contain
approximately five hundred unfit houses which would be represented
for clearance area action by 1960. There was no recommendation in
respect of improving property, even though, at that time, the Medical
" Officer of Health was responsible to the Council for the operation of
the improvement grant function.
In the Report,-which indicated a total problem of 2,290 unfit houses,
the Medical Officer of Health stated (12);

"In formulating my first five years programme of

approximately 550 houses I have endeavoured:

i) to deal with some of the worst houses;

ii) to give a fair distribution throughout each
Ward in the area; and
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iii) to keep so far'as-possible-to-defined'slum

clearance sites capable of redevelopment

after clearance’.
The proposals- contained 548 houses within eleven electoral wards,
"and embodied forty four streets or groups of houses.. Witton Park's
'fair share' was 103 houses. Not. one of those forty four sites was
subseqqenfly redeveloped, and the: majority remain as untidy scars,
mainly due: to a poiicy of securing the clearance of areas by makiné
Cléaraﬁce Orders, and ndt:CompuIsory Purchase Orders.. |
In-thelsame-month (13) the Council made the first post-war Closing'
Order, even though the procedure was suspect.. Instead of the
Committee-first'considering-the-Medical Officer of Health's Official
Representation, and then formally inviting the owner to a future meeting,
as requifed'by Section 11 of the 1936 Héusing Act, the Clerk of the
Council simply réported that the owner had been invited to that meeting,.
but.ésnhe was. not present a ﬁousing;Act'Order'shoﬁld-bé-made.
Thus the statitory requirement that the Council must first be satisfied
not only that the house was uniit. for human habitation ;nd occupied by
members of the Working Classes, but also not capable of being made fit
at a reasonable cost, was not observed, legally putting the Order
at risk.,. - The procedufe adopted was that contained in repealed
Statutes, such as the 1909 Housing; Town Planning etc. Act, and the
1925 Housing Act, and which related to Closing Orders. The invitation
to a "Time and Place'" meeting had been a statutory obligation on a
local authority since 1909 only in respect to the making of Demolition
Orders. By 1930 however the obligation had been extended té include
Closing Orders. Nevertheless, the overall procedure was never

challenged, and continued until 1959, when fifteen Official Representations

of individually unfit houses were properly-considered (14).
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Shortly after "Houses: The Next Step" the Government issued a Slum
Clearance Circular (15) exhorting, as a matter of urgency, that all
Iocal authorities should forthwith resume the full exercise of their
powers under Parts: 2 and 3 of the. 1936 Housing Act, which related to
provisions for securing the- repair an§'maintenance-of houses, clearance
and: redevelopment.. In 1955, as: required by Section 1; Housing Repairs

" and" Rents: Act 1954, the Council formally submitted (16) their
clearanée-programﬁe to the Minister of Housing and Local Government..
The  Act provided a more comprehensive means of determining the unfitness
of a house (17), and replaced. the imperfections of the Housing Act
.19360. The new standard, currently contained in an amended Section 4

of the 1957 Housing Act, set the future pattern,becausg it was so drafted
thgt a-decis;on-as-to unfitness could be based upon either a major defect
" in one of the items. listed or, an accumulation of smaller defects in
two or more of them. The decisionr as to unfitness thus became even
more subjective than the requirements of the 1936 Act, where disrepair
and sanitary defects were measured against byelaws in operation, and

the degree of unfitness related to any shortfall. The Circular
explaining details of the 1954 Act (18) amended slum clearance
procedures, and gave guidance on a simplified process designed to
accelerate progress. That was quickly followed by Circular 75/54 (10)
which dealt with Clearance Areas, Clearance Orders, Compulsory Purchase

Orders, and Orders made pre-war but awaiting a decision, and urged

all authorities to:

"proceed as quickly as possible with the more-urgent
slum areas".

The decision that all Clearance Areas would proceed by the making of
Clearance Orders, and not Compulsory Purchase Orders, was made in

1955 (20), and re-affirmed in subsequent years until the policy was

changed in 1965.
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buning.1956, a Councillor for Witton Park was successful,. on his

third attempt (21) in persuading the Health Committee to:

"consider the possibility of redeveioping existing
village life upto potential requirements"..

The: Medical Officer of Health, and Surveyor, were requested to confer,
and consider for recommendation the designation of villages for
redevelopment. Whether the;two Chiet’Officers.conferred is a
questiqn for conjecture; if they did their lack of report is a matter

of fact.

A Ministry of Housing and Local Government Report '"Moving from the
Slums™ (22) was published in 1956.. It dealt in detail with the
social problems of upheaval following slum clearance action, and
indicated ways of alléviating stress. One suggestion was the payment
of removal and other incidental expenses which could be authorised by
the: 1936 Housing Act (23).. Although that Report was never placed
before the  Council for consideration, a Witton Park Member requested
(24) that the Council consider payment. of removal expenses to families
re-located as a consequence of slum clearance. The decision was

"to take no actionJ,

In the same year a further Circular was issued (25) which aimed at
simplifying clearance procedure with a view to reducing delay and
enabiing Orders to be dealt with more expeditiously.

Table 15 illustrates the progress of the first five years programme,

and the location of unfit houses in clearance areas, for comparison.

In 1961 the Council was required (26) to review the housing situvation
and submit a further five years programme. That they did (27), and it

contained proposals for dealing with a further 782 houses, and




137

SLUM CLEARANCE: 1949-1960

BISHOP AUCKLAND U.D.

Hlouses in Clearance Areas . o
DISTRICT : o
Pre-Yar 1949-1960| Total

Witton Park. 51 102 153 |26.2%
3ishop Auckland. 27 137 164 |[26.03%
Coundon 10 61 71 |11.27%
West Auckland 37 36 73 11.5%%
St. Helen Auckland 7 & 11 1.75%
Coundon Grange - 6 6 0.95%
Escomb. - 17 17 3,708
Leasingthorne- - - 5 5 0.7%%
South Church : 3 14 177 | 2.70%
Newfield - 79 79 12.54%
Eldon Lane 24 10 3 | 5.40%
Totals. 159 471 630 100%

Source: Wear Valley District Council
Znvironmental Health Department.

indicated that the total problem, then, was approximately 2,000 unfit

properties.

Although 782 houses were listed for demolition in the second five

years programme, 990 were subsequently included in Clearance Areas
(Table 16). Of those 342 (34.5%) were at Witton Park; 56 (5.6%)

at Escomb, and 30 (0.3%) in Eldon Lane/Coundon Grange.

Escomb, in 1957.'had been reprieved from Category 'D' and re-classified
B, as a.viilage where re-development was allowed, and six years later
almost all the houses in the village, 56 unfit and 14 not unfit,

were included in a Compulsory Purchase Order. Subsequently the village

was completely re-developed around its centre piece, seventh Century
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Saxon: Church. Obviously in planning circles Escomb was a 'genuine'
village,. which:according to the 1951 Development Plan would not be-
¢es£royed. If equated with antiquity the genuineress could be
accepted, because the origin of Escomb lies in the Saxon name "Eda",
which with "combe™ (a: sheltered dwelling placg) led to the-médiaeval
Ediscombe, now Escomb. The village is mentioned in the "Historia
de-Str.Cuthberta“, and the Bolden Book. But as a. village it really
'_did*not exist until the early part of the 19th Century with the
opening of nearby coal Qines.. Table 5, in Chapter 3, illustrates
the- growth rate of Escomb and Witton Park. The inhabitants were
chiefly miners: employed at Stobart's George Pit, which had an output
of 700 tons per day. In 1858 the Wesleyan Chapel was built for £420,
to seat 250; 1868 a Primitive Methodist Chapel w;s-constrﬁcted for
£230, to seat 200. Stobart and Co. built a Day School to accommodate
219 pupils.. According-to the Durham Directory of 1894 there was,

in the village, in addition to the Saxon Church and two Chapels, an
Anglican Church,. five public houses, two butcher's shops and two
general dealer's shops. With the closing of the Ironworks at Witton
Park, and local collieries, the village declined, and was accurately
described by Nikolaus Pevsner as:

"a church in the desperately sordid surroundings
of its village'".

The unfit houses were demolished, and the viliage rebuilt, but Escomb
was, and is, starved of those communications which are the life blood
of a community. The swinging pedestrian suspension bridge across
the River Wear was lost during a storm in 1950; there is no rail
link; there is no bus service. The cul-de-sac village of Escomb,

only one mile from Witton Park, has as its entry and exit a steep

bank, half a mile long.
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In 1965 the County Planning Officer became- alarmed because- Bishop
Auckland Council was considering only the unfit houses at Witton Park,
which would ultimately leave islands of fit dwellings and business

premises. He wrote (28):

"it. would appear that your policy would place: in
jeopardy  the successful implementation of total
demolition and reclamation at Witton Park =
which is' the only way of creating an immediate-
improvement in the. environment',.

The- Clerk of Bishop Auckland Council replied (29) that, even though the-
policy of making Clearance Orders precluded the inclusioﬁ of fit
properties, Part% of the 1957 Housing Act did not confer powers of
acquisition of dwellings not unfit,and other buildings, unless the-
sifes.were to be. redeveloped, and that was contrary to the County
Settlement policy. The argument was confirmed by the: Ministry of
Housing and Local Government. (30), who indicated that powers of
acquisition were available to the: County Council under Section 6 of
the- Durham County Council Act 1963. Those powers were never invoked,
nor the land reclaimed..

Table 17 shows that, by 1965, 495 houses in Witton Park had been
included in Clearance Areas, which represented 30.75% of the total
 processed post-war, twice the level of any other District. In

1965, the number of unfit houses for inclusion in clearance areas
was given as 2,159 (31) even though 1451 had been dealt with since
1955 when the total problem was then reported to be 2,290. After
considering recommendations, in respect of clearance proposals for

1966-1973, by their Chief Public Health Inspector (32), the Council

agreed (33):
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TABLE: 17

SLLM CLEARANCE: 1949-1965
BISHQP AUCKLAND U.D.
Houses in Clearance Areas o
DISTRICT - - ?ogzl
Pre-War 1949-1965 [Total

Witton Park. 51 (VAN 495 | 30.75%
Bishop Auckland 27 223 250 | 15.53%
Coundon 10 167 177" | 10.99%
Yest Auckland 7 108 %5 | 9.01%
.St. Helen Auckland 7 70 77 4,78%
Coundon Grange- - 26 26 1.61%
E£scomb - 73 73 4.53%
Leasingthorne: - 3 5 0.31%
South Church 3 144 147 9.13%
Newfield - 79 79 | 4.91%
) Eldonﬁlane 24 10 34 2.12%
Westerton - 8 8 0.40%
Gurney Valley - A1 41 2.55%
New Coundon - 10 10 0.62%
Etherley Dene - 43 43 2.67%
Totals. 159 1451 1610 10055

Source: Wear Valley District Council

Environmental Health Cepartment.

- to a flexible two yearly phasing of clearance areas in
order to meet changing circumstancesj

- to clear houses from areas capable of redevelopmwent, and
not in the hitherto piecemeal manner;

- to proceed, in future, by making Compulsory Purchase

Orders, and Clearance Orders.

The third formal programme contained more than 1,500 houses, including

113 at Eldon Lane/Coundon Grange, and 12 at Binchester.

The concentration of activity was to be in are

redeveloped,

as which would be

for instance at West Auckland and Coundon.
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Tables 16 and 18 indicate the extent of slum clearance, and the

location of the unfit houses processed. By the end of that eight years
'flexible' programme a further 940 houses had: been represented for
clearance: area action.. |
Apart from two small areas: in 1975, slum clearance as a housing
activity virtually ended in 1973, after which time unfit houses were
mainiy dealt with on an individual basis, that is via Closing and
Demolition Orders or Statutory Undertakings. The footnotes to Table 16
éxplain-that'118'uhfit:houses-were included in Compulsory Purchase
Orders made, either under Part 5, Housing Act 1957, or Part Lk, Housing
Act 1974. That was to avoid the- difficulty of trying to prove;that

houses: represented for clearance areas were irredeemably unfit..

SLUM CLEARANCE: 1945-1979 Table: 18

3ISHCP AUCKLAND U. 2.

" ‘{ouses in Clearance Areas -
DISTRICT : » of
Pre-iar 1949-1979| Total | %A%
Witton Park 51 , 458 509 19,545
3ishop Auckland 27 306 423 16 . 245
Coundon 10 416 426 16.35%
| West Auckland 37 264 301 11.55%
St. Helen Auckland 7 35 92 3.53%
Coundon Grange - 85 85 326
Escomb - 73 73 2.81%
Leasingthorne - 78 78 2.6
South Church b] 181 184- 706
Newfield - 7 79 | 3.03%
Eldon Lane 24 10 4 1,314
Westerton - 23 23 0.8
Gurney Valley - 41 41 1.57
New Coundon - 35 35 1.34%
Ztherley Dene - 50 60 2,315
Canney 11i11 - 21 21 n.82%
Coundon Gate - 39 39 1.5495]
Auckland Park - 102 102 3,025
Totals 159 2446 2605 1008
Source: wear Valley District Council

Savironmental !lealth Department.
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REPRESENTATION OF UNFIT HOQUSES

3ISHOP AUCKLAND URSAN DISTRICT: 1049-1970

‘A zugssa OF NO. OF HOUSES DEMOLITION| .op./
z LEARANCE | IN CLEARANCE % CLOSING
AREAS AREAS ORDERS HOUSES
Pre=War
(Suspended
until 1954) 12 159 1} 160
1955 6 130 - 120
1956 ¥ 28 1 29
1957 18 123 1 124
1958 - - ¥ b
1959 7 s& 15. 73
1960 10 122: 4 126
1961 3 17 1 18
1962 9 185 18 203
1963 16. Log 13 bhl
1964 7 127 20 147
1965 18- 233 10 243
1966 9 203 18 221
1967 9 136 30 166
1968 2 1h2 2 167
1969 1k 112 20 132
1970 6 134 31 165
1971 12 160 17 186
1972 ¥ 8 21 59
1973 1 6 10 16
1974 - - 21 21
1975 2 55 25 flo
1976 - - 28 28
1977 - - 13 13
1978 - - 87 69
TOTALS I 167 2605 413 j081
Source: Wear Valley District Council

Zavironmental {lealth Department
From the above Table will be seen that the one hundred and sixty seven
-Clearance Areas contained two thousand six hundred and five houses, of
which one hundred and fifty nine were in twelve Areas declared pre=-war,

and action deferred for at least ten years. The majority of the houses

were processed from 1955 upon the re-commencement of slum clearance activity.

Demolition and Closing Orders were made in respect of four hundred and

thirteen individual houses represented as being unfit, and not capable

of been rendered fit at a reasonable cost. Most of the Demolition Orders

made in 1978 were at Gurney Valley. (Photographs: 27, 28 and 29 refer)
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'. Table: 20 details clearance activity at Witton Park during the same
pt:eriod upto 1979.. By 1965, just ten years after the re-start of slum
clearance, 92.9% of the 'tot'.al' .problem' had been dealt with: namely
four hundred and ninety five houses were included in declared clearance

areas, and six represented as individually unfit,
As. a: consequence of that somewhat intense housing action the centre of

the village was devastated, as shown in a four stage sequence on

Diagram: 8..

TABLE: 20

REPRESENTATION OF UNFIT HOUSES

AREAS AREAS ORDERS ORDERS HOUSES
PRE-WAR
( SUSPENDED
UNTIL 1954) 3 51 - - 51
1955 1 63 - - 63
1956 - - - - -
1957 - - - - -
1958 - - - - -
1959 - - 1 - 1
1960 b} 39 - - 39
| 191 - - - - -
1962 1. 68 - - 68
1962 - - - - -
1964 5 64 - - 64
1965 10 210 5 - 215
1966 - - - 2 2
1967 - - - - -
1968 - - - - -
1969 - - 2 - 2
1970 - - - 2 2
1971 1 14 - 2 16
1972 - - - 3 3
1973 - - - - -
1974 - - - 3 3
1975 - - L. ! 2
1976 - - - 3 3
1977 ; - - 3 - 3
1978 - - - - -
TOTALS 24 509 12 16 537

Source: Wear Valley District Council
Environmental Health Department.




S

2

punosfivig -
e vaIppy)

1:-{“;.3&
svaippy)

N N Y RPN N / = v

susp I JusNNONY

T3 st

Prn
yaupviA

nwn )
punaShiyg "N

_—

a8

nwn ¥
punosilvyg:

LALE L)

A S —

8 weabeyqg

qINSOWsCT

$3%AoH

UOJ}AN

———————— .




146

TABLE: 21
REPRESENTATION OF UNFIT HCUSES
1949 - 1979
. . ilouses. in Individual % of Urban
District |, Tota
1siric Clearance ireas Crders otal District Total
Escomb. 73 2 75 2.5%
3inchester - -
Z21ldon- Lane -
Counden Grange 119 39 158 5.2%
. Witton Park 509 298 537 17.3%
Source: Wear Valley District Council

Environmental Health Department

Slum Clearance at Witton Park is compared (Table: 21) with the level

of housing action in thay.reSpect, at Escomb, Binchester, and Eldon
Lane/Coundon Grange..

At the re-developed village of Escomb, the seventy fivg houses were merely
2.5% of the Urban District total. Although most of the Binchester houses
had been listed for demolition since 1951, and included sixteen back-to-
back dwellings, they were subsequently removed from the list after
improvement..

Because of lack of maintenance, and lost confidence, the houses at Eldon
Lane/Coundon Grange deteriorated at an ever increasing rate, and by 1968
more than three hundred were listed for 'future action'. The majority

of the dwellings represented individually or in clearance areas were at
Coundon Grange, where some infill development has taken place. There
was,.for a number of years, a reluctance by Bishop Auckland Council to
deal with the sub-standard properties which lacked amenities and were
subject to disrepair, dampness and other inherent defects. The reason was
to retain as long as possible the existing population, not merely to
avoid the disruptive effects of a dispefsed community, but more important
to proviae a pool of tenants to occupy the newldevelopment proposed by the
Council following agreement by Durham County Council to re-classify the
settlement. Witton Park's 'fair share' of slum clearance action is

reflected in the 17.8% level of the Urban District total.

L —
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Similarly, Table: 22, has been included for comparative purposes, but
on a much broader scale.
Witton Park is related to all the Category 'D' villages and Settlements,
in respect of slum clearance, which does not include Demolition or
Closing Orders made.

The  Table is intended to illustrate Witton Park's 'league position'

\

in relation to the other areas, and show that almost half (46.02%) of
the houses in declared clearance areas were in that village; and that

42.46% of all the houses in the Urban District so dealt with were in

me
the Category 'D' settlements. TABLE: 22

SLUM CLZARANCE: 1640-1979
SISHOP AUCKLAND U.D.

CATEGORY 'D!' SETTLIMENTS

Hlouses in Clearance Areas P
DISTRICT v ot
Pre-iar 1949-1979 | Tocal | 0?1
‘ i
= Yitton Park 51 458 509 46.02%
* Binchester - - - -
* Eldon Lane 2% 10 34 3.07%
* Coundon Grange - 35 95 | 7.65%
* Leasingthorne - 78 78 | 7.05%
* Newfield - 709 79 | T.lhkR
* Jesterton - 23 23 | 2.08¢%:
Gurney Valley - 31 L1 3.7
New Zoundon - 35 35 | 3.16% |
Etherley Dene - 60 50 | 5.4
Coundon Gate - 39 39 | 3.53%
Auckland Park - 102 -102 9.22%
Canney lill - 21 21 1.80%
Etherlev Grange . - - - -
Etherley ‘oor - - - -
* Middlestone - - - -
* Toronto - - - -
|
Totals 73 1031 1106 1ndél

"These are the Cateqorv 'D' villanes - the remainder merely
groups {or small settlements) oi houses.

The 1106 houses represent 42.A4G: of the 2603 total processed
via Cleorance Areas.

Source: waar Valley District Couacil
source: neet ;
£nvironmental Health Department.
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2, HOUSE AND AREA IMPROVEMENTS

In addition to pressiqg local authorities to "take up again
the great campaign of slum clearance', the-1953'éovernment White

. Paper, "Houses - The Next Step" outlined the benefits-of house
improvement..
Since 1949 (34) grant aid for house improvement had been available
at the: discretion of a local authority.

The White Paper emphasised (35)+:

"Properly known and used, these grants under the Act

of 1949 can be of immense help in the preservation

of the national stock of sound houses, and in

adapting them to modern needs. Two things are

necessarys

first, that house owners know of these grants and

how. to obtain them: second, that local authorities

do their utmost to help applicants and potential

applicants for grants in forming acceptable proposals'.
That was re-inforced in the Housing Management Sub-Committee's
Report (36):

"In our opinion the time is right for publicising

the grants for improvements, and every local

authority should consider .in what way the facilities

under the 1949 Act can most beneficially be used in
relation to property in their area".

Grants availaﬁle under the 1949 Housing Act were a minimum of £50
and maximum of £300, and paid following completion of works,
subject to a number of conditions imposed for twenty years,
including full repayment plus compound interest for any breach..
Only twenty two applications for improvement grants were considered
in the three years following the introduction of the 1949 Act, and
of those fifteen ;ere approved for grant aid tqtalling £2265 (37).
In April 1952 the Council decided not-to approve any more grant
applications during the financial year (38), and that decision was
repeated annually until 1961.

The reasons advanced for the nine years improvement grant famine

were twofold. First, that only owner occupiers of better class
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houses .were applying, and that was not only a waste of public money
‘but contrary to the intention of the system; second, that it was
necessary to concentrate staff resources on slum_cleafance and

house construction, and not waste time, effort and finance on
rehabilitating obsolete properties. The paucity of applicants, prior
to the 'non approval' decision, was hardly surprising, because the
few applications received were considered almost surreptitiously within
a élésed Sub-Committee, and there was never any attempt to publicise
the benefits of improvements or the availability of grant aid. The
1954 Housing Repairs and Rents Act eased some of the 1949 Act
restrictions, and local authorities could approve grant for properties
with a future 'life' of 15, and not 30, vears. Subsequent Ministry
Circulars (39) had no effect on the Council's attitude, nor had two
invitations (which were declined) (40) to send representatives to
inspect improved exhibition houses in london and Middlesbrough.
However, in 1959, the House Purchase and Housing Act, apart from
making discretionary grants more attractive to owners, for example

by reducing the grant conditions period from twenty to ten years,
required local authorities to apprdve Standard Grants, provided that
upon completion a house had all the basic amenities, was in all
respects fit for human habitation, and would remain in that condition
for at least fifteen years. The new Grant system was considered by
the Council who determined (41) that each application would be
scrutinised by a Sub-Committee of Six Members, advised by the Clerk,
and Surveyor whose Department would henceforth deal with that aspect

of housing. The ban on Discretionary grants remained.

The Minister of Housing Local Government, in 1762, requested local
authorities to consider how they could accelerate progress in respect

of hcuse improvement, and required them to inform him of action
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TABLE: 23

IMPROVEMENT' GRANT APPROVALS
IN THE

BISHOP  AUCKLAND AREA: 1949-1079

WUYBER OF f WUMBER OF ToraL
YEAR DISCRETIONARY STAXDARD
GRANT APPROVALS GRAKT appgovaLs | FPROVALS

1949 , - - -
1950 6 - 6
1951 8 - 3
1952 3 - 3
1953 - - -
1954 - - -
1955 - - -
1956 - . - -
1957 - - -
1958. - - -
1959 - 33 33
1960 - 91 91
1961 § 92 98
1962 51 45 %
1963 % : 50 84
1964 40 L5 85
1965 39 68 107
1966 56 28 %
1967 .36 19 55
1968 47 27 ' 74
1969 51 31 82
1970 58 10 a8
1971 | ° 144 29 . 173
1972 k45 7 452
1973 3% ¥ 399
1974 ) 388 & 3o
1975 226 - 226
1976 148 - 143
1977 203 - 203
1978 152 3 155
TOTALS 2537 605 | a2

Source: Council Minutes (to 1968): 3ishop Auckland
Health Department (1968 - 1974): ‘Year Valley
Environmental Health Cepartment {1974-1979)

- proposed (42). That was considered by the Council at several meetings
(43), and resulted in the employment of five additional members of staff,
to cope with an anticipated increase in applications, inspections and
administration. As in previous years there was a complete lack of
publicity and dissemination of information on the availability of grants,

so consequently there was not any noticeable increase in approvals.

Table 23 refers.

erioration of
)

Concurrently, vocal concern was expressed about the det

properties, particularly in the villages, and in December 1962 a
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petition from residents living in Eldon Lane and Coundon Grange was
submitted to the Council by the- newly formed Eldon Lane and District
Re&evelopment'Association (ELDRA),. protesting against the Category
D! classification and seeking support for village rehabilitation.
The=CounciI£replied that they were-al;eady-dealing with that question
in a general context, therefore specific action was not necessary (44).
Changes- in improvement powers came with the Housing Act, 1964.. The
concept of Improvement Areas had been outlined by Ministry Circular
(45), and given legal effect by the 1964_Act'which required local
authprities to inspect their Districts and identify areas suitable
for comprehensive: improvement.

No- action was taken despite the obligation imposed by statute, and
repeated'requestsrby'ELDRA.and the Witton Park Defence Committee,
naturally concerned at the condition of older houses and continued
extensive demolition..

In 1965, a Local Mémber referred to the condition of houses at
Binchestef,.and suggested that the Council consider negotiating
their purchase from the National Coal Board..

The village of Binchester is located on the edge of the Roman Fort
Vinovium, but has no claim to antiquity. It was created in the
latter half of the 19th Century at the time of the industrial boom
and need for coal. The village lies two miles to the north east

of Bishop Auckland, and half a mile west of the A6074 road to
Spennymoor. The solid stone blocks, or terraces, of houses were
built to provide accommodation for the families of miners who worked

at the Binchester and Westerton Collieries.
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It is an odd shaped linear settlement where the majority of the
houses form a long, but not continuous terrace, and the remainder
are clustered within a triangle of roads, at tﬁe eastern end
which gives the whole a lop-sided appearance (Map 2).

Following nationalisation of the mining industry the houses were
transferred into the ownership of the National Coal Board whose
policy in succeeding years was one of neglect and non-maintenance.
By the late 1960's more than twenty of the one hundred and twenty

nine houses were empty, and vandalised to the point of dereliction.

'Bishop Auckland Council decided (46) that their Engineer and Surveyor

should examine the properties, who within three months reported that

in his opinion the houses were not worth improving, so it was resolved

(Iprneast
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not to acquire (47)..

During ;968, ;he Chief Publi; Health Inspector reported the
results.of'a survey (48) that he had initiated in the Eldon Lane/
‘Coundon Grange area, and which showed that positive decisions were
necessary to halt the rapid deterioration of dwellings in those
villages, becaﬁse indicators forécast that 90% of the houses would
'become grossly unfit within thirty years, unless remedial measure;
were quickly téken. He recommended the phased clearance of certain
unfit properties; a phased programme of maintenance and improvement;
and an investigation into the possibility of declaring the area an
Improvement Area..

Detailed consideration of the Report was delayed eight months (45)
when it was accepted in principle, and copies sent to the Ministry
of Housing and Local Government, County Planning Officer, and
Planning Consultant. appointed t; advise on the County Development
Plan, First Review. .

It was July 1971 when the Council considerea a Feasibility Study,
produced by their Consultants, Professor Nathaniel Lichfield and
Associates, on Eldon Lane/Coundon érange.

These settlements, two contiguous villages, are part of an overall
community which includes Bridge Place, Coronation, Close House, and
Eldon, collectively known as Dene Beck'Valley'{ﬂgg_Z), and which is
located some 23 miles South East of Bishop Auckland. The importance
of Eldon lLane/Coundon Grange is not only do they together form the
largest single groqping of hoﬁses in the Valley, but that many of
the social facilities used by the community are located there. The
two main settleménté are bounded on the North by reclaimed agricultural

land formerly the site of'the Auckland Park colliery, and to the West

are the fields of Bridge Farm.
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East of Coundon Grange is a foatball pitch and general recreation area, whilst east
of Eldon Lane is an area of allotment gardens which fall within the Sedgefield
District. The effective southern boundary is a main road which carries east-west
traffic between Newton Aycliffe and Bishop Auckland.

Yistorically the villages are relatively young. The 1841 Ordnance Survey Map shows
a complete lack of houses, although at that time Paddy's Row (1atterly named

Campbell Terrace and now demolished) was being built to accommodate Irish Navvies

brought in to construct the Shildon Tunnel, through which runs the Darlington to
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Bishop Auckland railway line.. 7

1862 -

With the sinking of five pit shafts in the 1960's, the two major and
long life ones being the Auckland Park and Adelaide Collieries,. an
era of intense industrial activity began..

At nearby 3ridge Place lime-kilns were constructed in anticipation of
the large building programme which was: to provide houses for the
pithen and théir families,. as well as for the support industries
related to mining..

The- 1861 Census. shows: only 35 houses built and a population of 138,
but they grew steadily year by year. The mining industry spawned
coke ovens and brickworks, (at Eldon), and community life which
softened the harshness of the industry was expressed in the meeting
houses, recreation grounds, two public houses and five churches

(St. Mark's, Calvanistic, 2 Primitive Methodist, and Methodist New
Connection). In addition to those, the 1894 Durham Directory records
a shoemaker, 3 General Dealers, 2 Greengrocers, a butcher, grocer,
Idraper and hardware shops, plus two Surgeons.. In 1908 the Workingmen's
Club was built. By 1914 the village ;tructures had been created,

and contained houses with a total population in excess of 2,500.
During the first World War the area experienced the peak of its
activity. The pattern of settlements had stabilised closely knit
groups of terraces set in a landscape which ;eflected not only the
urbanity of coal industrial processes, but also the rural context

in which the mines were located.

In the 1920's and 1930's the combined effects of declining coal
consumption by local industries and the contraction of the foreign
coal market had particularly severe effects on the mining industry,

and the Dene Beck valley, with the rest of pit communities in

Durham, knew hungry days.
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The two indivisible villages are not as near tribal as Witton Park but
there does exist an undeniably strong sense of community born out of
a common life style, sharing prosperity and hardship, real or imagined,.
through changing economic, industrial and planning- trends.
The main conclusion by Lichfield was that, although Category 'D' had
.resulted in a lack of confidence by residents in the Area, obviously
reflected in poor investment by property owners, the Valley had a future,
and that a flexible combination of revitalisation and new housing was
needed to achieve a satisfactory-environment.
The Council considered the Consultants' Draft Scheme (50) for Eldon
Lane/Coundon Grange, and unanimously recommended (51)
i) that the draft scheme, favouring development of new housing

in Eldon Lane area, and infill houses to replace those to be

demolished, be accepted;
ii) that Eldon Lane/Coundon Grange be declared a General

Improvement Areaj
ijii) that in order to have maximum control over imp;ovement,

the Council purchase as many houses in the area as

possible;
iv)  that a Public Meeting be called in the Eldon Lane area

to explain the Council's proposals;
v) that as a matter of urgency the Council be asked to

approve the appointment of a Housing Improvement Officer

to deal with the whole Urban District and Eldon Lane/

Coundon Grange in particular.
At the following Finance Committee the Chief Public Health Inspector
gained the additional title of Housing Improvement Officer, and within

four months had reported to Council on the first three General Improvement

Areas (52). The Areas, all in Bishop Auckland township, were

statutorily declared; jnstructions given to publicise them;
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and the advisability of'employing-Architectural Consultants considered.
Meantime the residents of Binchester had agaiﬁ petitioned the Council
to acquire,. and then renovate, their rented houses. It was therefore
decided that the Chief Public Health Inspector should inspect all the
_ dwellings and report back on their condition (53). His report suggested
that the houses:- were capable of‘impro;ement to-a-higﬁ standard, and this.
was. accepted by the Council (54).. However the Durham County Housing
Association had expressed interest in the Binchester houses, described
in: 1969 by thﬁ.Barr'(SS) as "crumbling miners cottages",. and. "eight
bob: a week hovels'", and sought financial support from Bishop Auckland
Council. Ultimately it was resolved, in 1971, to enter into a Formal
Agreement,. under Section 121, Housing Act, 1957, with the Housing
Association so that they could purchase more than one hundred houses
in that village. Within eighteen months the Association, in conjunction
"with CROVAC held an "open day" at Binchester to prove the merits of
house- improvement, in a Category 'D' settlement, with the aid of improve-

ment grants.. A further year saw all the Binchester houses fully

modernised to current standards (Photographs 36, 37, 38 and 39).

During 1971/72 a further thirty General Improvement Areas were
declared, ér considered for declaration, including one each at Eldon
Lane/Coundon Grange. and Binchester, and two at Witton Park; six
Architectural and Planning Consultancy Partnerships were engaged;
forty two General Improvement Area Working Party Meetings and fifty
six Public Meetings held; and an Agency Service for home improvements

established to help applicants at all stages of preparation and works

-execution.

Diagrams 9, 10, 11 and 12 jndicate the extent of environmental improve-

ments, including proposals for new housing infill and development,

recommended by the Consultants (56) in respect of Eldon Lane/Coundon

Grange, Binchester and Witton Park, and accepted for implementation

by Bishop Auckland U.D.C.




PHOTCGRAPH: 36

THE "CRUMBLING MINERS COTTAGES" OF GRANVILLE TERRACE, ‘
BINCHESTER. |

BINCHESTER
IMPROVED 1972

" F O e i
o

A n e
L .,

PHOTOGRAPY: 37
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Photograph:

The "eight bob a week hovels of Gladstone Terrace",

Binchester.
Improved 1973.

39

Photograph:
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WITTON PARK - Diagrams 1@‘ - Improvement Proposals

=

©® N o W\

10

11

12:

13

14

15

16

New access road and car parking to Methodist Church and
Church Hall.

New street lighting near to the Methodist. Church.

Repairs to- the church and church hall fabric.

Clearance of the areas around the church and Viaduct terrace
and later landscaping and.tree plant1ng.

New: footpath to the church hall..

Demolition offthe:dgrelict chapel in Viaduct terrace.
Improve existiné_footpath to. the rear of High Queen Street.
Plant and protect new trees along footpath.

Plant and protect new trees in the trlangle of land at the
North end of Park Road.

Remove- and replace fencing at the North end of the village..

Remove: the Memorial Institute hut. at the- North end of the
village.:

Improve back access roadways as necessary.

Form. new car parking laybys where there is no back access
to gardens..

Acquire site of new children's playground - fence, seéd and
plant and provide play equipment..

Acquire land for new parking area between 32 and 33 Park Road,
remove existing temporary buildings and form new parking areas.

Acquire land to provide rear access to those houses in Park Road
which do not at present have rear access, form roadway suitable
for cars and service vehicles.
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WOODSIDE - Diagf.m:'12' = Improvement Proposals:

w

® N o W

Fencing, landscaping, seeding, tree planting, and.protectioh.

Provision of fixed play equipment. for children's play area..

Provide new- access road and. improve existing back lane..

- Improve: road to Dents Villas.

Signpost~footpath.t0=Wbodside Farm and iﬁprove same.
Planting and protection of new trees.
ﬁepair'of'gab;e walls..

Improve street lighting at entrance: to Dents Villas.
Fofm~;ar'parking:laybySaét'each end of the village..

Protect cleared plots to discourage parking, dumping etc.
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One result of all the activity was a protest from Durham County Council
expressing concern that General Iﬁprovement Area proposals raised major
policy issues which were contrary to the- Development Plan.. That
particularly referred to the consistent recommendation by all the
Congultants.that houses: should be constructed in the 'D" villages. In
addition,, the-Regional Controller of the Department of Environment
urged caution because- of the financial burden imposed on ratepayers due

to a major portion of work to be undertaken not being grant aided, and in

view. of the commitment which would be transferred to the new District
Council on reorganisation (57). Protracted discussions with the
Department of Environment and County Council delayed progress for more
than si# months, which resulted in several General Improvement Areas
being 'frozen' as time ran out with the formation of the Wear Valley
District Council on 1st April, 1974. By then, work in five General
Improvement Areas (containing 2,003 houses) was well advanced,. but
others, including those at Witton Park,. Binchester, Eldon Lane and
Coundon Grange, had not progressed sufficiently to receive Department
of Environment approval of Tenders.

From the four constituent authorities, Wear Valley District Council
inherited a total of forty five General Improvement Areas on which nine
Consultancy Firmé'had'been engaged, and where Qork had started on site
in only ten areas. The Council consequently had to decide some degree
of priority for the remaining thirty five General Iaprovement Areas,
thirty two of which had reached a feasibility report stage.. The
proposals contained in the Reports indicated that the cost of
implementation would be almost three million pounds, not including
land acquisition or Consultants' fees. It was resolved (58) after

considering the Chief Environmental Health Officer's Report that:
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i) Nineteen General Improvement Areas be permanently discontinued..
Eleven were undecléred, but eight were revoked by resolution as
£ﬁey had been dé?lared after 12th June 1973; (The date, determined,
in tha White Paper "Better Homes:. The Next Priorities" (53) which
originally set the time limit on 75% Improvement Grants, but later
deferred for twelve months).. |
The discontinued General Improvement Areas included those at
Witton Park and Eldon Lane/Coundon Grange.

ii) The_remaining areas be programmed over a period of four years;

iii) The services of all Consultants be dispensed with, exceptzthosé
engaged on schemes where environmental improvement works- had
started.

At the same meeting the Chief Environmental Health Officer explained

the 1974 Housing Act provisions relating to the new concept of Housing

Action Areas, and recommended that Eldon Lane/Coundon Grange should be

considered. The Committee agreed, and three months later it was

resolved that (60):

"On being satisfied, after considering a Report by the
Chief Environmental Health Officer (61), that conditions
in the Eldon Lane/Coundon Grange Area satisfy the
appropriate criteria, the Area shown on the Map titled
"Eldon Lane and Coundon Grange Housing Action Area

(No. 1)" be declared a Housing Action Area under Part

4 of the Housing Act, 1974".

The Housing Action Area Report, following statutory guidance (62), was

based on a number of Indicators which were assessed when evaluating

the physical and social stress factors. The Indicators included

physical condition of the property; households- lacking basic amgnities

such as bathroom, or hot and cold water; tenure pattern, that is, the
degree of owner occupation or tenancies; extent of disadvantaged groups,
for example, the elderly, disabled, one parent families, large families,

and single person heuseholds; unemployment; and environmental condition.

The 1974 Housing Act required only two general conditions (63):
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1) that living conditions in the area were unsatisfactory, with regard
to the physicﬁl condition of the property, and to social conditions;
and that

2) they could be most effectively dealt with by declaring the area
to be a Housing Action Area, thereby achieving, within five years,
.the following objectives:-

a)_ the improvement of the housing accommodation in the area
as a whole.

b) the well-being of the persons for the time being residing .
in the area;

“e) thg proper and effecfive management and use of that
accommodation..

Immediatel& following the Declaration, the residents in Eldon Lane and

Coundon Grange received leaflets explaining the benefits of the Housing

“Action Area and what the Council hoped to achieve; all owners were

informed of their legal obligations and invited, where appropriate
to apply for improvement grants which would vary between 75% and 90%

of the then approved maximum cost of £3200., That was later raised to

£5000 in 1977 (64). Also, within two months, the Council had opened,

in Eldon Lane, a Home Improvement Advice Centre, staffed by members

of the Environmental Health Department.
In December, 1975, the Council decided (65):

"i) to negotiate the purchase of all suitable properties
in Eldon Lane and Coundon Grange where the owners
have indicated their willingness to sellj

ii) that the Chief Environmental Health Officer consider
compulsory improvement in appropriate cases, and
report them to the Environmental Health Committee

for actionj

iii) that in pursuance of Section 43 of the Housing Act
1974, the Council compulsorily purchase 37 properties
for the purpose of demolition, thus securing or
assisting in securing the Housing Action Area

objectives."

The decision to acquire those 3}7 properties, under Part 4 of the 197k

Housing Act, and the Acquisition of Land (Authorisation Procedure) Act,
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1946, rather than Part 3 of the 1957 Housing, was made for two reasons.
First, that the Council had a greafer'chance of.success when acquis;tion
was not related to slum clea:aﬁce, bécause all the houses were not
"irrevocably unfit" aﬁd second, that despite initial objections by  the
Department of Environment,. it was considered that the procedure was

more appropriate- to the 197k Act, in that acquisition and"demoliéion

for housing and .ancillary purposes would achieve the Housing Action
Area.quectives'laid down,.

A Public. Local Inquiry was held in June 1977, to deal with three
objections, and the order was confirmed, without modification in October
of that year. In recommending confirmation of the Compulsory Purchase

Order, the Inspector- stated (66):

"the beneficial results of the Council's policy of
improvement were beginning to be apparent, and although
the older properties could be improved, at a cost, I am
of the opinion that this is a case where a relatively
small part of the Action Area could best be dealt with
by demolition and subsequent redevelopment, and by so
doing the housing accommodation in the area as a whole
would be impfoved, whilst to a lesser extent the removal
of unsatisfactory housing and environmental conditions
would improve the well-being of the residents. '

I consider that the retention of any or all of the
properties would seriously inhibit, and be detrimental
to, any scheme of redevelopment, and conclude that the
achievement of the Council's proposals far outweigh the
personal difficulties and considerations raised by the

objectors'..
A difficulty encountered in the Housing Action Area was that seventy
nine tenanted hou;es were owned by one family who had no wish, or
financial capacity, to improve them. After trying éo acquire those
7) to purchase by compulsion,

houses by agreément the Council resolved (6

and consequently a Compulsory Purchase Order was prepa;ed (68). At

the same time the Chief Environmental Health Officer started the process
of compulsory improvement by serving preliminary notices, inviting the
owners to a 'Time and Place' meeting. Immediate improvement notices

were then issued in respect of all seventy nine dwellings.
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Because of an interest by the Durham County Housing Association in
acquiriné the 79 houses, to add to eleven owned in the Housing Action
Area, the Council agreed (69) not to proceed with the Compulsory
Purchase Order; not to object to the Durham County Housing Association's
proposal to acquire; and not to exercise their right of pre-emption
under Section 47 of the 1974 Act, providing.the houses were improved
to their satisfaction..
Not.béing-a Housing Association registered with the Housing Corporation,
the Durham County Housing Association applied for, and received, grant

approval of 75% approved costs to effect renovation. Photographs Lo,

LY, 42 and 43 illustrate typical examples. of house modernisation by

the Association in the Housing Action Area.. Because Durham County
Housing Association was a registered charity, within the meaning of the
Charities Act, 1969, the compulsory improvement notices ceased to have
effect'(70);,the Association was not bound by the restrictions to either:
make the dwellings available for letting, or repay the grant plus
compound interest upon sale (71); and was not restricted to waiting
twelve months, after the date a tenancy ceased, before having grant
approval issued (72).

Diagram 13 shows the egtent of property holdings of both the Wear Valley
District Council and Dirham County Housing Association, together with
an indication where new development has been, and will be constructed
following-the demoiition of houses included in the Compulsory Purchase

Order mentioned earlier. Phbtographs Li, 45 and 4 also refer.

The duration of a Housing Action Area is normally 5 years {(73) but may,
by resolution and subject to Department of Environment approval, be
extended two years (74). At the end of the fourth year, April 1979
more than 60% of the houses in Eldon Lane/Coundon Grange had been-
improved to full tdiscretionary' standard. An extension of time would
ess

be considered appropriate if the percentage of improved houses was 1

eighty by January, 1980.
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' g Photograph: 40

BROOK TERRACE, ELDON LANE
before and du:iggg;enovation, 1978/79

Photograph: &1
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Photograph: 42

Single storey dwellings at
Kimberley Street, Coundon Grange
before and during renovation, 1978/79

Photograph: 43
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, HOUSING ACTION AREA BOUNDARY

£—1 WEAR VALLEY DISTRICT COUNCIL OWNED HOUSES
DURHAM COUNTY HOUSING ASSOCTIATION OWNED HOUSES

" DENE BECK RN

o NN,

"] NEW AND PROPOSED HOUSING.DEVELOPMENT

-~

72/ COUNDON'
/" GRANGE

Diagram: 13
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Photoqraph: &4

Unfit houses in Wesley Street, Coundon Grange
prior to demolition, 1979.

Improvement of houses in the Bishop Auckland Area continued to be a
major activity. The 1969 Housing Act had introduced £1000 grants which
were increased to £1500 by the 1971 Housing Act. As Table 23 shows,
that had a marked effect on the approvals issued, particularly in 1972,
1973 and 1974. New grants were made available by the 1974 Act, and
they were increased to 50% of £5,000 in 1977, with higher grants of
605 in General Improvement Areas, and 75% (90% in hardship cases) in
Housing Action Areas (75). During the eight years from 1971, more than
four million pounds had been paid for home improvements (76). Examples

are illustrated by photographs 47 and 48, which show houses at High

Escomb. Those dwellings had been listed for 'future demolition' from

1950 to 1976, and four were subject to either Closing or Demolition

Orders. Photoaraph 49 is of an unfit block of property in Main Street,
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Photgg;gph

New 'Terrace Type'! development at
Coundon Grange - by Wear Valley District Council 1978 )

Photonraph: 46
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Photograph: 47

Houses at High Escomb, for 26 years listed as Unfit,
with four subject to Closing or Demolition Orders,
after renovation in 1978, by owner occupiers.

Photograph: 48
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Photograph: 49

Unfit properties improved by conversion 'to three flats by

Bishop Auckland U.D.C. 1972

Main Street, Witton Park

Witton Park, after conversion to three flats,

At Witton Park, three houses, in a Compulsory Purchase Order made
following Clearance Area procedure, but not demolished, were considered
for possible improvement by a prospective purchaser. Because the
properties were in the confirmed Order the Council agreed (77) to male,
and submit to the Secretary of State for the Environment for confirmation,
a Rehabilitation Order which would free them from the absolute duty of

securing demolition. The Order, was confirmed in 1976. One property
was demolished by the new owner, and the remaining two improved by

conversion, with grant aid.

(Photographs: 50 and 51).
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Private Sector housing action in the Bishop Auckland Urban District,
during the period 1949 to 1979 was varied and extreme.

The problems of housing stress were tackled principally, and initially,
by wholesale clearance and development. The village of Escomb, only
one mile from Witton Park, quite rightly was completely redeveloped
following the demolition of all unfit houses. At Witton Park

the houses were just demolished and the sites left neglected.

Over the whole area almost three thousand houses were bulldozed, with
hundreds of families uprooted and relocated.

The present system of improvement grants originated in the 1949 Housing
Act, but it was not until 1971 that Bishop Auckland U.D.C. moved, with
any effect, toward the concepts of house and area improvement - too

much, too late. Nevertheless more than three thousand houses were

Renovated houses, Viaduct Terrace, ¥itton Park 1979 Photograph: 50

Congregational Chapel is in the centre
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Photograph: 51

Viaduct Terrace, Witton Park
On the right is the old pre-war soup kitchen -
to be renovated.

improved in recognition of the need to preserve a social asset, with
Binchester as a prime example of village rehabilitation. Full
advantage was taken of the 1974 Housing Act in declaring Eldon Lane/
Coundon Grange the first Housing Action Area in Durham County, which
provided the opportunity to put into effect the many improvement
proposals recommended by Consultants, and so execute an exercise in

village (or settlement) preservation.

It ‘is ironic that the first Rehabilitation Order made by Bishop Auckland

U.D.C. allowing condemned houses to be renovated, was at Witton Park.
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CHAPTER 5

THE CONSEQUENCES, JUSTICE AND EFFECTIVENESS

OF HOUSING ACTION

For-atileasteone:hundred.yegrsfhousing:problems=have-been in the: fore--
front-of.national.andﬁloc;I politics, invariably-discussed in-terms. of
national trends. and standard prescriptions for which there were-
prescfibed’solutionsm
Post-War. at' both levets,.the'emphasiszon.ﬁousing action was- directed
toward building new, and clearing unfit, houses, a: policy described by
Muchnick (1) as.

"merely the equivalent of a steadily churning treadmill

generating nothing but the same- kind of insensitive

static housing operation, instead of a qualitative

approach aimed at the dynamics of the absolescence-

'programme-and the needs and preferences. of residents'.
Locally, urban renewal was: seen as-an exérciserin wholesalegclearaﬁce,
and relocaiion-from Category 'D' settlements to new areas. of develop~-
ment. in- selected growth areas.
Certainly since 1954 varying degrees of interest, enthusiasm, under-
standing, political power and professional ability have left their -
mark on the. Bishop Auckland District and its inhabitants, initially,
by following a course which. scrambled from one: disruptive clearance

" area to the next in a seemingly endless pursuit of finality. In terms

of unfit houses the consequential problems. of relocation, disrupted

communities, displaced families and their adjustment to new surroundings,

were not allowed to divert the Council from a statutory duty to deal
with houses allegedly no longer suitable for human habitation, and

simply seen as a call for demolition.

The District Council's housing duties were constrained within the

confines of a County policy based on a conventional wisdom which rightly

Just over one hundred years ago

belonged to the nineteenth century.
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the first of the Cross Acts, the Artizans and Labourers Dwellings

Act, 1875, introduced a concept which developed into the planning
principle that renewal programmes should uniformly tackle areas in
their entirety. Hence subsequent planning refusals on the grounds
Ithat certain profosals, for example rebuilding on demolished sites,
would prejudice long term aims. In addition there was a dogmatic
insistence that all housing ﬁust satisfy the needs of a type of house=-
hold norm, namely the family with young children, which was predominant
on Council housing estafes. Any deviation from that cherished concept
of social balance, a semi-detached syndrome, was regarded, as unhealthy.
Blight

. Sometimes, ideals and policies, can be explained by examining and
evaluating alternative calculations upon which the best means for
attaining goals are based, and then scrutinising social factors
influencing choice. But often what actually happens is quite
different from that intended; consequently there may arise what has
been described as "the production of multiple effects by single causes',
and the perceived discrepancy can be substantial.

It was anticipated at County and District levels that the two thousand
three hundred and ten houses in the Urban Area listed as unfit in

1951 would be demolished within twenty years, and the Bishop Auckland

programme was geared to that end. According to Dennis (2) it is a

"logical impossibility - to base long term policies on present day

information, because the future is totally unpredictable and

indefinite™. It is also illusory to claim a total number of unfit

houses and then declare that all will be cleared by a certain year.

But that happened, (as it did in the majority of Town Halls), and

at Bishop Auckland 2,310 houses were immediately "lifed", in terms

of five, ten, fifteen or tﬁenty years. future existence. Consequently
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the real issues were side-stepped, and the useful life of many
properties: reduced to a function of the Council's housing programme
timetable.. In my view the- useful life of any house does. not solely
depend on the  durability of its structure, although that was the sole
criterion in: the: 1950's and 1960's.. The future life of a dwelling
depénds=also.onfits=capacit§=tq.continue attracting the: necessary
cost§;0£5occupation,.rent, mortgage, rates, repairs, and that in
turn depends: on- many extraneous and complex socio-economic. consider-
ations. Those-considerations were ignored in favour of a crude
administrative-definition.of'ardwelling's~life@ and which, far from
being the product of thought and awareness was an alibi for their
absence..

The-sub-standa;d list was never published because it was. thought that
the- onus was on owners to ascertain the future-life-of'th;ir-houses
through legal searches,. and'therefore-not the Council's duty to inform
them.. Even the short term: slum clearance five years programmes were
only publicised if a Reporter thought them sufficiently newsworthy

to warrant a column in the local newspaper. Not at any time were the

years, or of slum clearance proposals. Nevertheless the consequential

public officially informed of '1ifing' houses in terms of limited
blight in certain areas and villages gradually became known and
|
|

apparent. Some property owners found difficulty in selling their
housesj prospective purchasers could not raise mortgages; empty houses

often were not re-occupied, and only occasionally secured against

unauthorised entry (Photograph: 22); property values and maintenance

drastically reduced; confidence in an area eroded, and credit worthiness

.was challenged as the image deteriorated. To some extent, and not

d by the local authority

decay was accelerate

altogether unintentional,
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wvhen Demolition or Closing Orders were made in respect of houses
later included in Clearance Areas. It could be argued that the
Council consciously created conditions favourable to their

contention that the houses should be demolished urgently, but it

must be remembered that they had an 'absolute' duty to enforce

Property Blight Photograph: 52

The house on the right is occupied;
the remainder subject to Closing
Orders.

Bishop Auckland, 1979.

the provisions of the 1957 Housing Act, Part 2.
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fThblez'zkf-shoVSzthat between' 1957 and 1969, one hundred and twenty
three Demolition'ﬁnd Closing Orders were pade-in'advance-of the
clearance process; and if reference- is also nade-to Table: 16 (Page 138)
it: will be seen that of the three hundred and eighty ome- Witton Park
h;uses;répresented in clearance areas- during that same period, forty-

or 10.49% were:- subject to. individual Housing Orders.. Once vacated,
tpe:propertiesawere-quickly stripped and vandalised with the

inevitable result'thattheﬂvillage~a1ways had a derelict appearance.

TABLE: 24

Houses, subject to Demolition or Closing Ovders,
subsequentlyv included in Clearance Areas.

DISTRICT 1957 58 30 60 61 62 63 64 65 66 67 68 69 |TOTAL
Witton Park 2 2 & & 9 6 5 - 4 1 1 1 1|4
Sscomb 1 1 3 - 2 - - - - - - - - b
St. Helen H - - 1 2 - - - - - - o = 4
Bishop Auckland - - = 2 1 = = = 3 7 = = 1}1
South. Church - 1 & & S5 2 1 = = 1 = 1 3|2
West Auckland - - 1 = =« = 1 = 2 3 6 - 1|14
Coundon - e 2 1 e &b = e e e = = = 7
Coundon Gate - e e 3 1 =« = = 1 1 = = = 6
New - Coundon - - e = 1 = = - « 1 = = = 2
Etherley Dene -- - - - 1 - - - - - w e = 1
Coundon Grange | - - = @ = = = = = 2 = 1 1 4
Auckland Park - - o e = 2 & = = = = 1 1 2
Totals Y & 14 15 22 12 7 - 10 16 7 & 8 [12)

Source: 'Year Valley District Council
Snvironmental Health Department

N.B. The above figures are not shown separately on Tables 15 to 21
as they are included in the clearance area columns.
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To- the: 'professional' a proposed clearance area is: just ‘a: collection
of mean and dreary housesj to the- local authority merely an
administrative-problem-of'processing.unfit:houseSfiﬁ-order-to provide,.
in: substantial numbers, a pool of tenants for- their new: housing
estates;;butfto-aaresident:it is-the-ioss of a homej perhaps the loss
of’an*inheyitancevor-security'for old age; it is: disruptivey it is
the: 10ss of' the 'best butcher's. shop or cosy pub’, or hot meals: from:

~ a. neighboury or the short road to the cemetary where relatives and
friends. are- buried; it can mean an unsuréaand'possiblyfffightening

future,.-

Hom=socia11yfjusf.is=it.to deﬁriveapeople-of their houses and relocate:
theq?a Under certain circumstances the-law_prescribesw(J) that a local
authority have powers: to deal with private property classified as
unfit for human habitation.. If houses: are  in such a. deplorable- state:
as: to: degrade. the living conditions. of the: occupants, and regar&ed.as.
irredeemably unfit, then justice would demand their removal. Who
decides unfitness? The 1957 Housing Act provides- that a local authority
must be satisfied that certain conditions subsist before resolving to
declare a clearance area (4), and the most satisfactory method of
dealing with the alleged coqditions-is-the»demolition of -all the
buildings - in the area.

In practice the Bishop Auckland Council, from 1955 to 1974, merely
'received' the Official Representati;n from the Medical Officer of
Health or a Report from their-Chief Public Health Inspector, who

-1isted numbers of houses and stated that in 'their opinion' the

dwellings were unfit and should be demolished. As a technical
exercise slum clearance was simple which required not too much skill,
and often less thought, but it was a process which normally produced

quick visible results, Opinion as to the unfitness of a dwelling is
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not a: deified revelation, as: some would: believe, but: a: statement of
subjective judgement. Assessment can.be-regafded a§=akin to the post-
mortemﬂinspection‘of'animalsynthe:art';f'which:is:not'condennation,

but knowing what and how: much meat can be: saved. Housing skills are

to be: found. in- the- field of rehabilitation; not. demolition. In my
view-thefefwasﬁtoo often*a—tendency'to=slavishly'follow:fhe=snb-items
of Section 4, Housing Aét:l957'(see-?age257)r and too much concentration
: on'objective-factors=such asvthe!lack of an internal water closet, or
"x"'inches-of';ising dampness under the-staircasew- The line between
fitness and unfitness. of property is. finely drawn,. and not inffequently"
fit properties and 'marginal’ cases: have been classified as. unfit in an
over'enthusiastic-effort'to.justify'a-Cothil's-policy. on- the- argument
that the: Ministry Inspector was, in any case, the final arbiter:
(assuming objections: were lodged). From 1955 to 1974 I was. involved

in the preparation and/or presentation of one hundred and fifty three
clearance areas, containing a_fotgl of two thousand three-hundred'aﬁd
ninety one housese(Table; 19) Page 143 refers), and not once did a
Council Member query either the-unfitness-of the houses or the:
solution proposed. The amalgam of fears and aspirations of residents
were never conéidered, or mentioned..

Because the Council were not under a legal obligation to inform interested
parties of proposed clearance, or consider their views prior to making
an Order, it was not unknown for property owners to be completely

_ unaware of slum clearance activity, paéticularly as the proposals had
been included in a loosely defined programme, formulated, agreed,. and
under pﬁblicised many years previously. Often, first intimation was
notification of the Ciearance or Compulsory Purchase Order, which had
been submitted to the Minister for confirmation, indicating a period

of time within which objections could be lodged.
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On receipt of the notification an owner was faced with the deéision
whether to object or acquiesce to what appeared to be a fait accompli.
Many did not object because; they failed to understand the official
document and meagre information sent to them; they regarded a 'fight
'against the Town Hall' a hopeless task; or they accepted what they
thought inevitable. Experience a£ many Public Local Inquiries suggests
that objectionswer? based upon three main arguments. First, the principle
that a private right, the.right to live in and/or possess a home of
their own choice, w;s to be violated and subordinated to an alleged
public need. That particularly applied to owners in Category 'D'
villages, where it was argued that there was no public need of the

land because County policy prevented redevelopment on site. Second,
that a particular house was not unfit. Third, that if the dwelling
was to be demolished undue financial hardship would follow. The

owner occupiers of Witton Park had a particular sense of grievance

and injustice, because apart from having to pay demolition costs,

they were subject to the extremely low levels of compensation payable.

The 'justice' of compensation?

From the beginning of slum clearance the basic financial principle
has been fﬁat when a house had to be demolished, as being unfit for
human habitation, it ceased to have value therefore compensation was
not payable if the land remained in the owner's possession following
the execution of a Clearance Order; but where the land was acquired
by Compulsory Purchase Order compensation was at site value. From
time to time the application of that principle has been varied.

Fér example, in 1960 an owner occupier who had purchased his house

between 1939 an& 1955, when clearance was in abevance, received market

value compensation by way of a supplement, but other owners. (occupiers

and landlords) received only site value of £5=£10, provided the land

was compulsorily purchased. It is only since 23rd April 1968 that all
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owner occupiers subjéct to their dwellings being compulsorily acquired
received market value; and other owners have received an additional
éayment to site value where their-houses were well-maintained.
Further, the law provided, as now, that well-maintained payments could

be made to tenants who had spent money on maintenance of property,

but at fha£ time it was left to the landlord to notify the tenant of
his rights. Because of the extent and complexity it is not possible
to chronicle compensation changes over the past thirty years, but
sufficient té state that invariably the greatest resentment and sense
of injustice reiolved around the distinction between the fit and unfit
classification, and the different rates of coﬁpensation paid on
properties apparently in all respects similar. Most people did not
understand the distinctions, and no attempt was made by the Council

t; alter that situation. In 1967 the Minister of Housing and Local
Government recommended (5) all local authorities "to inform occupiers
in clearance areas of their rights". The advice was ignored by
Bishop Auckland Council, and residents were never told what, when or
how, compensation could be claimed. Not unnaturally owners suffered
from a sense of deprivation and injustice, and were convinced that they
were victims of legalised robbery and exploitation by their local
Council. In mitigation it could be argued, although not very
convincingly, that the system prevented dissemination of information.
Who informs owners of their rights? Health Inspectors when inspecting
the property? Housing Officers who would arrange rehousing?, or
administrators in the Clerk's Office responsible for serving the legal
notices? Perhaps some qualified 'co-ordinator' familiar with the
complexities of housing lawe But departmental separatism prevented

that happening, and any resident venturing to find out for himself

soon encountered the quick sands of ambiguity and interpretation.

What-chance would an average individual have with the following
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extreme example from the Housing Act, 1957, Second Schedule, Part

2, paragraph 77:

"Full compulsory purchase value" in relation to any
interest in a house, means the compensation payable

in respect of the compulsory purchase of that interest
if that compensation fell to be assessed in accordance
with sub-sections (1) and (4) of Section 59 of this
Act and paragraph 2 of Part 3} of the Third Schedule

to this Act had not been passed and, in the case of a
house subject to a clearance order, demolition order
or closing order, if the making of that order were a
service of the notice to treat'.

There is no doubt at all that fewer people would have been so aggrieved
had they been informed, in simple terms, of their rights and access to
possible compensation, especially when between 1955 and 1965 the making
of Clearance Orders required them to pay the costs of demolition and
retain sites which had no value, in Category 'D' villages. In 1965 the
Council's policy was criticised by a Ministry Inspector in his Report
(6). on a Public Local Inquiry into a Witton Park Clearance Order:

"In view of the multiplicity of ownerships, a

compulsory purchase order would have been more

appropriate. It would have avoided owners being

put in peril twicej it would have saved them the

costs of demolition; it would have removed them

from the liability of owning land which cannot be

redeveloped. Between now and the ultimate

rehabiiitation of the village the appearance of
the area, due to lack of overall control, may well

be most unfortunate'.

Redress of Grievance?

For almost seven hundred and sixty five years it has been explicit in

English law that:

"mo free man shall be- disseised (that is deprived
of his lands) ..... except by the lawful judgement

of his peers c..... (7).

Opposition to a clearance area, in the form of written objections to

the Minister, requires the holding of a Public Local Inquiry to

determine a 'lawful judgement'. To each objector the local authority

must send, at least fourteen days before the date of the Inquiry, a

nStatement of Principal Grounds" upon which the authority based their
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' decision that a: house was: unfit for human habitation..
There has been much criticism: in the*pgst about this particular
instrument of the - administrative machine, and the outstanding
dIatribe,.regafded as: an insane-masterpiece, was by Lord Chief Justice
Hewart, who- in his book,. "The-Nei-Despotism"’concluded a- completer lack
of justice' in. the: process. Even now- there are: many who. consider that
thexDepattmental‘Iﬁspectors.af an Inquiry should not: be on the: staff:

,ot”tﬁe-Minister who. is: required to make the-finnl;decisgon. They-
#rgﬁe-that"prima-facie it-would seem that he is merely acting as- a "judge-
in: the Minister's cause'. The Franks: Committee (8) considered that
point and recommended that Inspectors: should be placed under the
control of a Minister not directly concerned with the subject matter
of their work, and the Lord Chancellor's Office was selected as. being
appropriate.. The recommendation was. not accepted.. To some extent I
agree  with therﬁrincipal argument, but only insofar that I believe: the
Public: Inquiry system has- been used as an informal means of minimising
and maximising Governmental policy on slum clearance. For at least
ten. years after 1955 not: one house, in the Bishop Aﬁckland area, was
excluded from a Clearance Order on the grounds. that it was not unfit..
That was the period of greatest pressure by Government to clear the
"ugly- venomous slums'.. Statements: of Principal Grounds, numbers 7,
8 and 9 (Pages 125, 126 and 127) are~examp1esvof‘unfit:houses-confifmed

' by the Minister on the advice of the Inspector, his arbiter, aqd
support my belief.. In the middle 19608 there was a period when undue
attention was given to awarding well-maintained-payments to owners who
had not applied within the prescribed time period, but who had made a
"doorstep® application' to the Inspector at the time of his site visit.
That arbitrary practice presented an unfair advantage to the opportunist
who was at home at the appropriate time, but was contrary to the official i

directive (9) which stated that the Minister would not arrange for a
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property inspection where an objection or claim had not been lodged
prior to the Inquiry. Nevertheless the practice was a precursar to
a change in the law of housing compensation. In the late 1960's
tﬁere-was an inforﬁal move against the formal policy of wholesale
demolition, and Inspectors increasingly excluded unfit houses from
Orders on the basis (again contrary to directives) that they were not
beyond redemption, and that heralded by three or four years what became
official policy..
"Equality?"
However, those who attended Public local Inquiries could not fail but
to have been impressed by the fair and impartial manner with which the
proceedings wére conducted. But is the Public Inquiry an adequate
device available to a property owner liable to lose his home? The
principle of 'audi alterem partem' was legally formulated in a leading
case (10) wherein it was stated that:

"a man cannot incur loss of property ..... until

he has had a fair opportunity of answering the

case ...."
The Public Local Inquiry provides the opportunity, and is governed by
the maxim:

", ..o Ye shall hear the small as well
as the great esee (11)"0

But how fair is the opportunity?, bearing in mind that objectors are
equal in their objections; they can state their case freely, and
cross-examine the Council's witnesses. Legal aid is not available, and
to the impecunious that would appear to be a distinct disadvantage.

All objectors do not possess the same natural advantages,-and many who
appear at an Inquiry are inarticulate, and consequently unable to test
the credibility of so=called expert witnesses. But in my epinion it

is the disadvantaged who benefit more at an Inquiry because the Ministry
Inspector, representing the personified figure of British Justice, will

always ask on their behalf those questions that should be asked of

o
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1949-1979

BISHOP' AUCKLAND URBAN DISTRICT

OBJECTORS AT PUBLIC LOCAL INQUIRIES

Houses: in No.. of houses| % of houses | Total % of
Clearance- sub ject to subject to- houses subject
DISTRICT’ Areas..- objections: objections in to- objections
each District] (% of.(b)
(a) () (i.8..% of (a)} Total
“Witton Park: 458 86 18.78% 26.37%
Bishop: Auckland  396- 193 10.35% 11.51%
. Coundon- T 416 50 12.02% 4. 165
West: Auckland’ 264. 42: 15.91% 11.8¢%.
St. Helen: Auckland 85 29 Ih.12% 8,23%
*Coundon Grange- 8s 8.24% 1.98%
*Escomd 73 5 6.34% 1.43%
*Leasingthorne. 78 - - -
South: Church 181 24. 13.26% BTN
“Newfield- 79- - - -
*Sldon- Lane- 10 - . - -
*Westerton 27 9- 39.13%: 2,.55%
‘Gurney Valley: &1 40 - 97.56% 11.33%
'&ew-Coun&on 35 - - -
*Stherley Dene: 60 6. 10.00% 1.69%
*Canney Hill 21 2 9.52% 0.57%
*Coundon Gate- 39 8 20.51% 2.27%
*Auckland: Park 102 &4 J.92% 1.13%
Totals. 2446 353 - 100%

*Indicates: Category 'D' classification in 1951.

Wear Valley District Council

Source s
Environmental Health Department

witnesses, and which professional advocates frequently fail to
appreciate. It.is the: professionally represented objector who often

is aggrieved, not so much by the public posing of his advocate, but the-

fact that he pays costs which are not recoverable if the objection
fails.: Table 25 details, in District order, the number of houses

jncluded in clearance areas, post war, and indicates the number and

location of houses subject to an objection. The three hundred and
fifty three dwellings involved was 14.43%, approximately one in seven,

of the total represented.. Almost half (47.32%) the objections

were in respect of houses in Category 'D' gettlements or villages,

although the nine hundred and two dwellings in clearance areas

(which were subject to objections in the 'D’ settlements)
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represent only 36.88% of the total. " There is no pattern of objections
in terms of location, reasons, prcfessional representation, or typical
objector, but less than }0% (15 out of 167) of objections were
-successful, ahd eleven of those were in areas represented after 1965
when a more enlightened national policy was emerging.

Local Lawful Judgemen;h

Tables:- 19 and 24 list five hundred and thirty five Demolition and
Closing Orders made between 1955 and 1979. Each house was reported

as unfit for human habitation to a Health Committee, and then referred
to a Sub-Commiitee so that owners could attend and object, agree, or
make an offer to remedy the unfitness (12). The "Time and Place”
meeting is a iegal requirement because every interested party is
entitled to be heard judicially when the Eouncil formally considers
the representation, but the procedure does not incorporate the
principle of natural justice that a party to a quasi-judicial
proceeding should know the case to answer. Although it is the converse
of the requirement to issue a Statement of Principal Grounds prior to
a Public Inquiry, after a Clearance Order or Compulsory Purchase Order
has been made, at least an owner does have the opportunity of
objecting before the making of the Demolition or Closing Order. Only
about 5% of owners attended a Time and Place meeting, and the majority
of those were totally bewildered by the event even though the
proceedings were relatively informal.' Not once was a reasoned
argument advanced against the unfitness classification, and consequently
the recommendatiohs of the reporting officer were adopted, namely

the making of an Order. After confirmation by full Council the owner
received a copy of the Order, which had on the reverse side
"explanatory notes" regarding appeals, submitting proposgls for carry-
ing out works of reconstruction, and compensation. In view of their

length and complexity it is not surprising that owners failed, for

o




instance, to apply for well-maintained payments (see copy of Form,
reverse side, at end of this Chapter, Page229). Although Circulars
(13) issued, in 1972, 1973, 1974 and 1977, by the Department of the
En&ironment requested local authorities to inform owners, in simgle
terms, of the various classes of compensation, it is only within the
past two or three years that some effort has been made in that
direction. Bishop Auckland U.D.C. just issued the appropriate Order,
but now, attached to it is a short letter which states .....

"as occupier of the property you. may be entitled to

a Home Loss Payment under Section 29 of the land

Compensation Act, 1973, and if you wish to apply

for a payment please contact e.ce.."
There is no mention that there is a residential qualifying period, or
that the claim must be submitted within six months of displacement.
The lefter does not advise that the occupier may also be entitled
to a 'Disturbance Payment', enabling him to recover reasonable
expenses incurred in removing from the land, for which there is neither
a residential period of qualification, nor time limit for submitting
a claim.
Even though Wear Valley District Council fully and freely accept the
legal dictum of “suum cuique” - to each his due - the administrative
machine in applying it has been somewhat dilatory - a situation

shortly to be remedied.

Accelerated decline

The problems associated with the demolition of, and rehousing from,
unfit houses have been adequately discussed by, for example, Dennis
(14) and Jacobs (15), who argued that protracted clearance and slow

rehousing precipitated accelerated decline, vandalism, rubbish

dumping, rat jnfestation and decay.




Thervillagers;of WittonfPark would certainly testify the truth of
"that argument, because- for more than a: generation (Table: 26) .
they: suffered the- effects of long term demolition, where- bulldozers
gnawed at end houses: at an average rate of twenty houses a year, and

the village: vas: slowly eaten away (Photograph: 53).. The conditions.

provided a training ground and apprenticeship in vandalism- for young

children: and adolescents: who- were- raised: in the area: (Photograph: 54%) ..
Both: Dennis. and: Jacobs. further argued that houses should be:- cleared

street. by street, or demolished on group basis, before demolitiorr began

DEMOLITION AT WITTON, PARK: © TABLE: 26
YEAR: NUMBER OF HOUSES
) DEMOLISHED

1955 18

1956 : ’ 10

1957 3

1958~ 11

1959 43

1960 ) US

1661, . 10

1962. 3

1963 5

1964- 32

1965 o 7

1966 ) 5

1967 %

1968 36

1969 : 10

197 10

1971 71

1972° 1)

1973 -

1974 -

1975 19

1976 10

1977 4
1978 2

TOTAL 508 |

SQUPCE: Zavironmental Health Department

Wear Vallev District Council
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in other areas, if only for humanitarian reasons. Because of
efforts by the Housing Manager to rehouse together relatives who
lived in different streets, it was not practically possible to
demolish street by street. It would, however, have been quite
feasible to concentrate on rehousing from Witton Park alone and then
demolish on a group basis, But that was not nolitically
acceptable, because of a parochial 'fair shares for all' attitude.
Although Witton Park was priority for the representation of unfit

houses, there was no priority for rehousing or demolition. The latter

"Bulldozers gnaw away at the end houses
and the village is slowly eaten away"
Daily Telegraph Magazine, 1969

can be partly explained by the argument over property purchase which
had raged between the County and District Council for many years.

Originally the County Council intended that once razed tc the ground,

Witton Park would be reclaimed for afforestation. The District

Council, argued that the County should purchase the properties and




DAILY TELEGRAPH 1969 Photograph: S5k

"HORDES OF GRUBBY, BRIGHT-ZYED CHILDREN RAMPAGE
THROUGH THE CRUMBLING REMAINS OF THE EMPTY HOUSES
AND CLOSED SHOPS!,

land for that purpose, because they (the District Council) were
unable to do so under Part 3 of the 1957 Housing Act - the land
not beinp required for redevelopment. The non-resolution of the
argument as to which authority should acquire had its effect on
Witton Park and expressed in a letter to the Northern Echo, in

1962 (16):

"At the Public Hearing in the Bishop Auckland Town

Hall in 1954 we of the Witton Park Defence Committee
protested against the County Planning Officers Town
Map which sought to destroy our village. Unfortunately
we lost our case, but during this Hearing Mr. Geenty
was asked by our Solicitor how he intended to heal

the scar once he had pulled down the houses. To this
he promised to transport soil from the new estate and
then plant trees.

Since 1954 we have been very patient. We have taken

for granted that people must leave the village against
their wishes. We have seen some families return because
they could not afford to live on the new estate. We have
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seen cases: where people have applied to build their

own houses- in. the villages, only to be refused permission..
The- County Planning Officer has done.his- utmost to break
our- spirit..

Is this then part of his plan to leave the site in such a
state that we who remain shall be so disgusted that we too
will eventually break and ask to-be- transported to the

new' estate.. '

After waiting eight years: it is time the promise was: kept
otherwise there  will not be enough soil to- heal our scars"..

Eight years later the Clerk of Bishop. Auckland Council wrote to the
County (17)=

W ee in respect of Witton Park. the whole climate of

opinion has changed completely and has. become

increasingly bitter and inflexible. I warned the

County Council that this would be the case, and yet

at this late date, when conditions in that village

can only be described as a public scandal, you still

hesitate to implement policies agreed many years ago.
Ultimately Bishop Auckland UDCIc?mpulsorily purchased the sites of the
former houses, after owners had paid for demolition, and in 1977 the
Wear'Valiey Council agreed to a County prepared scheme for partial
reclamation, but which by June 1979 had not commenced.
With.redevelopmeﬁt'denied in the Category 'D' villages the residents
affected by Clearance were rehoused (re~located) to the growth centre
at Woodhouse Close, Bishop Auckland, an estate of almost two thousand
houses. Coupled with a twenty years exercise in demolition, relocation
involved more than just a. rupture of social networkss it involved a
rupture with a particular place,. an- identified home ground invested
with social memories and associations; and it made former villagers
semi-detached occupying troglodytes subject to controls issued from
the top of the Council housing pyramid.
Apart from the physical severance with their place of identity what
did the villagers of Witton Park, for example, lose and gain? They
the corner shop; the

lost the pride and prestige of home ownership;

favourite public house; the surrounding views; the pleasure of

walking along, and fishing in, the nearby river; the hobby of racing
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pigeons, and cultivating an allotment. Village life, which in its
fréédom, individuality, diversity of social activities, and the
abilit& of families to decide what they want to do, is a sophisticated
life. The necessities and features of village fﬁmily life are the
neighbourliness of gossip; reciprocity; the casual greeting and nod;
identity, and the measuring of one against another, the need to
recognise and be recognised. It has been said that the great thing
about a village is that even if you are not loved at léast you can
be hated, but never ignored. They lost a life-style.
On being moved to Woodhouse Close Estate, where trellises and fences
were banned, every fourth door painted olive green, and only standard
size greenhouses allowed, they had the benefit of modern houses at
higher rents, and for a long time they experienced social isolation;
for the elderly, problems posed cast. deeper shadows because they no
longer had the resilience of youth. In the 1963 Written Statement to
the County Development Plan, First Review the County Planning Officer
wrote (18):

"Many villages suffer from lack of support because

younger people demand a wider range of better

facilities which are not available and cannot be

provided within each village. The need to provide

a better quality social life and recreational facilities

can only be met by concentrating development in selected
areas'",

At Woodhouse Close for many years there was a complete lack of play

areas and social facilities. Even now provision is minimal, and over
a period of almost twenty five years Witton Park exiles have regularly

returned to their village to enjoy the social life offered, though on

a much reduced scale.

Environment

For some it has always been a self-avident truth that the physical

environment was extremely important for the well being of society.

To the planners and many local authority Members it was something of
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a:shibboléth that if the physical environment was: right, in the form
of planned semi-detached housing estates, or high:rise blocks, it
would automatically lead to the:corfect'kind of social balance and
happiness-th;t'society sought.

According to G#nSx(19) there: is: considerable evidence that the physical
enviropmenttdoes;not:playras significant a role in peoples lives: as:

the bureaucrats:believe.. He thought that::

"the: planner ignores almost entirely the people who
live in the community. He does not plan for them:
either as: individuals or as-members of groups.

He pays no- attention to the social structures,.
institution, cultures or sub-cultures and age groups
which are- the fabric of society. He does:not see
that most people live most of their lives. around the
family, the: pub;, the: job, their friends, the church:
he' does not. recognise that they have: goals: or
aspirations, problems.or worries.. He sees them only
as: occupiers of buildings. To him- people are: little
more- than artifacts, who are expected to function
within the housing and other community arrangements -
which he provides. for their good ... What affects
people is not the raw physical environment, but the
social and economic environment in which that physical
environment: is used™..

Gans' argument, expressed in strong terms, that peoples behaviour is
not determined by the buildings. in which they live,. learn, work and
blay, but by the economic, cultural, and social relationships within
them, was racognised at the beginning of this Century by Lady Florence
Bell when she- described the genesis of Middlesbrough as ' a place
in;whichzevery sense is violently assailed all day long by the:
manifestations of ironmaking', but:

"to the spectator who suddenly comes upon this gaunt
assemblage of abodes, and forms a gloomy picture of
what life must be like in them e..... it is )
an actual consolation to know that many of the
dwellers in. the place have a deeply rooted attach-
ment to it as though it were a beautiful village
eees It is not after all every man or woman who is
susceptible to the outward aspect of the world around
him; there are many who are nourished by human
intercourse rather than natural beauty ... many of the
dvellers have a veritable keen zest in existence, a fund
of human sympathy and a spirit of enterprise". (20).
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Whilst agreeing with the: views expressed by both Gans' and Lady'Beli,
I dissent from an asbolute position that physical environment is not
important. The appearance of Witton Park with its unmade streets was
depressing,. but who can quantify the value and benefits cf the
surrounding open countryside, and the nearby River Wear?
Similarly how: do we: define- "houses ﬁnfit:for-human habitation"?

~ Normally in terms: of physical condition: judged against the sub-items
of Section 4, Housing Act, 1957, but those items are negative judge-
ments,. merely intended to. assess the absence;of'certain features, and
fail to take into account equally positive factors of village scape
or'qﬁality of life.. Good living conditions can never be achieved
merely'by-compliance-with present standards of fitness for human
habitgtion. A modern housing block may have every modern amenity yet
psychologically be unfit to live in.. Conversely a substandard house:
in an old mature community may be delightful in a way which planners.
and architects are incapable of matching..

It is difficult to measure not only environmental benefits consisting
of a high level of unconscious townscape, but also the tangible aura
of a-éontinuing community, of people with roots in a village, of a
sense of continuity, and a wide range of communal activities and
amenities. A major heresy of the County Development Plan was that by
assuming 'community' meant communal facilities, and imagining 'visual
uniformity' equalled social cohesion, they 'Condemned to Die' many
villages for an alleged lack of both, and thought that a spatially
circumscribed semi-detached area would re-incarnate the loss. Fried
and Gleicher carried out some research in Boston, Massachusetts, which
sﬁpports the argument against relocation on social grounds. They
stated (21) that urban renewal planning had assumed social tenefits
would accrue to former residents of 'siums' if they moved away to

. thetter' houses. The assumption was questioned. In the *slum'
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area which they studied Fried and Gleicher found that most residents
experienced profound satisfaction from living in an area which had been
defined to be a 'slum' by outsiders. The satisfaction derived in large
part from the close associations formed and maintained among local
people,. and from-thei?-strong sense of identity to local places. In
turn "people and places provided a framework for personal and social
integration"..
To. Jane Jacobs (18):
"real people are unique; they invest years of their
lives in significant relationships with other unique
people, and are not interchangeable in the least..
Severed from their relationships, they are destroyed
as effective social beings - sometimes for a little
while, sometimes forever".. .
'Valué:judgements-differm as they must,. on the difficult duestion of the
1imits of public intervention.
Slum clearance procedures were extensively used in the- Bishop Auckland
District as a means of removing people from unfit houses. In "Public
Participatioﬁ and Planner's Blight" Dennis posed the question, "how much
improvement in public health may be regarded as adequate compens;tion
for the distress: of people rehoused against their will"" A more basic
question would be "to what extent did the older, unfit, houses contribute
to ill health, and what measurable improvgment have resulted from
rehousing?" There is no argument against well established documentation
that grossly overcrowded slums of the Dickensian era were ‘'hot-beds' of
culture forltyphoid, typhus, tuberculosis, smallpox, scarlet fever, and
similar once endemic diseases. Due to many interrelated reasons those -
diseases belong to the past, except on rare occasions, and I suggest that
the vast majority of unfit houses at Witton Park, and other parts of the
Bishop Auckland District were inconvenient rather than unhealthy. To

compare Witton Park's unfit houses with Victorian Slums is to unfairly

compare like with unlike, so consequently conclusions must be in direct
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relationships. To;whatidegree—danighteen inches: of rising dampness-
injure: health? Cracked or perished plaster is: decoratively inconvenient,
but not unhealthy. A shared toilet may present the hazard of Phthirus
Pubis, but what ailments are caught. by  visiting an outside water closet?
D&es:an.internal standpipe-taﬁw and. lack of a sink exaéerbate-illness?
Back: to. back dwédlings-with péor-naturhl'lighting,.inadequate'ventilation
and:limited*crﬁmpediliving accommodation are much more likely to contribute
to: 111 heﬁlfh than.unfit terrace- 'through' houses..

Dr. HoJe Shuttle;orth, Wiiton Park's Géneral Practitioner expres;ed the
opinion that the villagers were normal healthy human beings who
occasionallf suffered from normal complaints. He wholeheartedly
support8=therviewlthat the houses Qere-not direct:céntributory=factors

to unhealthy living, but were- inconvenient and not altogether conducive
to:comto;t,_easy to manage,. or adapted for 'modern' enjoyment. As aﬁ
exercise of interest rather than substantiatiom, Diagram: 14, has been
includedtto indicate improvement or change-iﬁ the mortality rate due

to- respiratory diseases' in the Bishop Auckland area.. The graph covers the
period from 1949 to 1972, and the information was abstracted from the
Annual Reports of the Medical Officer of Health. Respiratory diseases
were those listed as Pneumonia, Tuberculosis, Bronchitis, and other
non-specified respiratory conditions.. The lower level of incidence
occurs in the- ten years span from 1955, during intense clearance
activity. From 1966 to 1972 ; much higher incidence  is shown.
Certainly in Bishop Auckland there has not been sufficient, if any,
research to answer questions which obviously arise, But it is
interesting to speculate, for ex#mple: could the higher level of
deaths attributable to respiratory diseases be due to "modern
living", where lack of fireplaces and veétilation bricks, together
with central heating, produce conditions which cause excessive

condensation, especially in bedrooms? Could the higher rate have




=

Ve
~
.

:q_

S——VI
i

4
-

ia

y",)
w

‘-
~/

21

L1
e
Y

. \\ ;
IR ZREEY

4

N

AN
N\
AN

-\\.

LV

210

il
AY
\!

(

T

5T tweabBeig

--L...-.-.-.-.

[ 9]

[ 8

TAY

T
2y

L)

W}




211

been merely the result in an increase in the number of deaths. of older

. people, who would normally be victims of respiratory problems? Could
premature relocation and social isolation have been contributing |
factors? The whole question is keally'open-ended, but does highlight

a: current. issue.. Because of extensive dampness, mould and inherent
defects: of desfgn-and consfruction hundreds. of post-war dwellings in
the  Northern Region alone have been demolished, will be  demolished, or
are-difficult to let., For instaﬁce, Noble. Street, Newcastle was
deﬁolished nineteen years: after construction;. the multi-storey St..
Cuthbert's-Village,.Gateshegd will soon be demolished after ten years
*life'; the East End Flats: at Longbenton, housing 1700 people, are soon
to be subjected to demolition; both Sedgefield and Wear Valley District
Councils have received petitions from their tenants protesting against

intolerable conditions in houses built since 1976.

One- declaration in the: 1951 Development Plan was that:

"the public must be fully aware of the aims of the plan,
and be able to express their desires and ideas for
incorporation. Unless there is active par ticipation
by the citizens; unless he is prepared to realise that
anticipation of, and adjustment to, future changes, is
more important than dwelling on past events, then the
Development Plan can never be more than a skeleton ' of
ideas, a mere paper pattern (23)%. and later, in 1963

YA. few- local authorities and individuals have objected:
to the policy applying to individual villages, but in
ggneral the need for the reg;gppingipolxgx has been
widely accepted” (24).

The Puﬁlic was not made ayare-of the Plan, nor was there any procedure
for consuitation, participation, or objection, except through a Public
Inquiry. Although the citizen was expected to adapt and make adjust-
ments, the inflexiblé form and content of the Plan was not adapted

to new techniques, concepts or changes, and the centralised procedure
required for amendments imposed unacceptable delayse.

The policy was not widely accepted, and a major consequence of Ca@egory

'D', and extensive clearance activity, was the acceleration of
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opposition through an increase in community politics.. The Witton
_Park Defence Committee opposed such housing action and development.
restriction from 1952, but the local Councillors lacked voice and
power in the Labour Party machine, and failed to gain. support for
their Ward. Eventually they were replaced by Civic and Independent
Members.. In 1962 ELDRA was. formed, and their support: for candidates
in the 1964 District Election played a major part in Labour losing
control of Bishop Auckland UDC, when three Labour Councillors lost
‘their seats' to a Civic. and two Conservative ;andidateSa. The
political swing was significant because- traditional Labour seats in
working class areas progressively changed, and the loss of control
was not regained.

In the main Category 'D' villages (Table: 4, Page 19 ), the Labour

Party had ten Councillors elected in 1952; they lost one seat in
1955,. a further two in 1961, and three more in 1964; they had only
' three: Councillors out of a possible eleven in 1967 and just two in
1970..

Labour domination with an eighteen Member majority had been reversed
within twleve years to a Non-Labour Alliance majority of four

(Table: 1, Page 14). Until 1967 several Independent and Civic

Councillors had separately opposed the. 'D' policy, and in December
of that year four Members representing Witton Park, Newfield, and
Coundon Grange joined forces and formed the County Redevelopment of
Villages Action Committee (CROVAC). The first meeting was attended
by several of their Labour colleagues who declined to continue an
association with the Fommittee because "the aims were contrary to

Group policy” (25). I am convinced that continued pressure by the
Witton Park Defence Committee, ELDRA and CROVAC over many years

altered the views of influential Labour Members, some of whom

confessed (26) that they had initially agreed to the policy out of
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ignorance,. and;th; assumption that: the situation would change.. Certainly
the: local Labour Group eventually bowed to public opinion,. and in
Iater:years Bish;p Auckland U.D.C. was theoretically and practically
) totaily opposed to the: County Plan in respect of village classification .
C.R.0.V.A.C.. was particularly active-with organised opposition:at
Pﬁblic-Inquiries;rand "Category D" rallies where Shadow Ministers,
Graham Page: and Geoffrey Rippon,. pledged support against "the legal
vandalism carried out daily in the name of planning™ (27). Their
demonstration in the- Market Place, Bishop Auckland,.forced'¥he prophet
of public participation, Arthur Skeffington, M.P., to secretly leave
the- Town Hall by a side-exit; and a. petition presented to the Minister
of Housing (A. Greenwood) when he opened the Bessemer Housing
Development at Spennymoor, stole the news headlines.. They petitioned
local Councillors, County Councillors, Members of Parliament, sucéessive
Housing Ministers, the Prime Minister, Leader of the Opposition, and
Her Majesty the: Queen (28).. The Witton Park group even wrote- to the
Belgian'Emba;sy in London to enlist help in the 'D' village fight (29).
In- 1968 (30) Councillor Callaghan announced at a C.R.0.V.A.C. meeting
that he, a Hexham Solicitor,.:and five Bishop Auckland Councillors
intended forming the Durham CountylHousing Association Limited, with
lfheﬂsingle aim of renovating property, wherever possible, in Category
'D! villages. The concept of the Housing Association was germinated
when that Solicitor, involved as Chairman of the Hexham Self-Help
Housiﬁg Association Limited contacted Councillor Callaghan after
reading a 'Times' article on the activities of C.R.0.V.A.C. During

the past eleven years the Housing Association has improved scores of
houses in the Bishop Auckland area, mainly at Binchester,

(Photograghs} 37, 38 and 39): Eldon Lane/Coundon Grange (Photographs:

41, 42 and 55) Newfield (Photographs: 56 and 57) and Witton Park

(Photograph: 58).
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The Association ha31b;;n-described as ‘CROVAC:in.Action', and the:
_two.interconnected groups claim. some credit for the various reprieves
granted to Catgeory 'D' villages; _Eldon Lane/Coundon Grange, in the
Bishop Auckland Area, and others in the County, for example Chopwell,.
Rookhopg, Trimdon Grange, New Brancepeth- and Hémsterly Colliery (25)
The rigidity of the:County'DEVelopment'Plan-was attacked by those
who-were-concern¢d about'the‘absolute refusal by the: County Council
_to-alter course. Ken Patton (32), in his address to the British
 Association, commented that the policy had neither changed nor been
adapted. over twenty years.. Referring to the 1963 Review: Document which

stated that::

"people travel long distances to work, not because they
like travelling. but because living conditions they
want are not available near their work. People do not

* wish to continue living in isolated communities!.

Typically improved dwelling by Durham County . Photograph: 55
Housing Association at Coundon Grange, 1979.
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Houses improved by Durham County Housing

Association at Newfield, Bishop

Auckland,

1979.

s 57

graph

Photo
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Durham County Housing Association improved Photograph: 58

houses at Woodside, Witton Park, 1979

he argued that although commuting was general, it was substantially

less than that in other areas. People preferred to live away from their
work, and travel relatively long distances for that privilege, That
simple fact was not ;cceptable to the County, even though successive
Census volumes on journeys to work information (1951, 1961, 1966 and
1971) indicated that commuting had greatly increased, in the \
proportion of working pcpulation involved and distances travelled.

The ever increasing opposition, sustained and determined, by Defence
Committees, Action Groups and individuals, did succeed in persuading

less dogmatic and more enlightened Lccal and County Councillors that

the Category 'D' policy should be changed.
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A change of direction from clearance to rehabilitation of houses, and
* areas, had somewhat different_effeﬁts. The residenfs of 3inchester,

for instance, suffered a short term inconveﬁience of temporary
rehousing when their dwellings were improved by the Darham County
Housing Association, and were then fe-offered the tenancy or an
opportunity to purchase. Many new owners, eight years later in 1979,
find themsleves occupying houses, with direct access onto a main road
which is in an atrocious condition. A total lack of drainage is

responsible for flooding during-periods of heavy rain (Photograph: 59).

They'also find that the cost of drainage and resurfacing works, as
froptagers, is their responsibility. Similar to many owners and .
occupiers in other areas they had attended Public Meeiings where

ambitious plans for environmental work within General Improvement

Areas were displayed. Play areas, garage spaces, new roads, amenities

Photograph: 59

Granville Terrace, Binchester, following

torrential rain, 1979.
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were all to be provided at "the public' expense'. Local Government
reorganisation and a reduction in public expenditure have turned
expectations into anger and financial disenchantment.

Even where General Improvement Areas had progressed residents were

divided, and oftenm acrimonious, about proposed traffic schemes, and

play areas, but were-:united. in opposition to trees being planted

. outside their homes.

In the Eldon Lane/Coundon Grange Housing Action Area there was
compulsion of-a different kind, namely that of house improvement.
Landlords who would not, or could not, finance renovation works
faced the choice of either selling their houses, or having them
improved in default by the Council, with consequent loss of grant.
Even though 90% grants (£4500) were available to owners of proven
financial hardship, they were of no value to the impoverished

who had to raise a minimum £500 in order to qualify. However,

with the accent. on municipalisation many owners were only too
pleased to rid themselves of a burden, and the Council was in danger
of becoming a large scale landlord of sub-standard property, due to

a lack of resources for financing improvements to the acquired

property.
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Within the framework of Durham- County Council's. Development Plan,
1951, to the end of 1978, approximately three thousand houses in
Bishop Auckland Urban District were demolished. It has been argued
that the County policy was legitimated by the need to halt emigration;
encourage new: industrial development; and provide for that industry

a pool of'labour properly housed in modern. houses at selected growth
arease.. |

It has been argued that the District Council's policy of comprehensive
¢clearance waSvleéitimated by the need to improve public health standards,
with the removal of insanitary, obsolete, and backwood areas, such as
the: village of Witton Park.

It éould be argued that the policies of both County and District
Councils were'illegitimatei, not so much in terms of distributive
social justice, but by the need, according-;o middle class standards,
to remove that which was alleged to be ugly and useless..

Various sources had stated that many of the villages were:

~

= "isolated communities housed in terraces totally devoid
of reasonable amenities, and overshadowed by black evil
smelling tips"

- "hopelessly overcrowded and obsolete".
= "inhabited by an unbalanced population; aged, with

decreasing reproduction, and increasing mortality,
rates'’ ‘

- "lacking in any form of reasonable social amenities”

- Misolated, with the inhabitants required to travel
long distances to work"

- "populated by residents overcome by a sense of
hopelessness because of years of unemployment'.

- "centres of drifting population which indicates
that the purpose of the villages is practically
forgotten, and their utility is finished",

The only solution therefore was to:

"relocate the inhabitants; that is, 'gather them'
at local and regional centres to which industry
will be attracted; the settlements will subsequently

disappear”.




220

Legally legitimate, the County and District policies of 'live and let
die' were neat and.tidy, but rigid and narrow in application.
Paradoxically, powers enabling a local authority to operate gradual
renewal have been available since 1957 (33), with the availability

of improvement grants eight years earlier, and the 1964 Housing Act
providing the opportunity for the declaration of Improvement Areas.
Local Members, however, were not wholly aware of all those provisions
because their officers.at times lacked the enthusiasm necessary to
re-orientate their thinking and attitudes, and were not sufficiently
inclined to surmount and then project the complexities of new
legislation. Equally, Members failed to encourage property improvement
through grant aid because of a shallow conception of housing action
and responsibilities in the private sector.' In a myopic endeavour to
succeed yit?_slum clearance and Council house building programmes,
they failed to recognise the problem of increasing obsolescence. Not
until the late 1960's was there a growing appreciation of old and new
available powers which, together with a change in political dogmatism,
accelerated gradual renewal ideas; applied with the tacit consent of,

and benefit to, the inhabitants of the District.

Bo;h County and District Policies were effective:

a) = in demolishing more than three thoqsand houses in the Bishop
Auckland Urban District; dwellings which represented a
deprivation calculus of discomfort and inconvenience, damp-
ness and disrepair, and lack of modern amenities;

b) = in not removing deprivation, but transferring, and creating
new, social problems;

¢) = in demolishing three thousand houseé, many of which

represented a valuable social asset.
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d) - in disrupting communities; and destroying the
territorial basis of community life, with Witton

Park as the prime example;

e) - in demolishing three thousand houses, many of
which should not have been demolished, but renovated

with grant aid;

f) - in failing to recognise the financial and social
benefits of village rehabilitation;

g) =~ 1in ignoring people, their aspirations and life
style;

h) - in creating an inflexible and bitter climate in which was
nurtured an unintended, unanticipated, but resolute

opposition;

Although Witton Park was devastated (Photograph: 60), and opposition

to its present existence rumbles on at County Hall, housing action
within the prescribed policies was not wholly negative.

Overall, more than three thousand one hundred dwellings were
imﬁroved with the help of monetary grants, enabling owners to retain
their ties of friendship and social relationships, yet benefitting

from house modernisation.
Several thousand residents enjoy daily the benefits of environmental
schemes carried out in General Improvement Areas.

The village of Escomb was completely rebuilt around its Saxon

Church (Photograph: 61).
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Witton Park, 1979 Photograph: 60
View facing Main Street across the demolished housing
sites.

The Saxon Church, 1979 Photoqraph: 61

In the backaground is part of the
new development.




Redeveloped South Church Photogravh: 62

River Gaunless almost at flood level 1979

South Church was similarly renewed, althcugh still in danger of being

flooded after heavy rain, or the melting of deep snow. (Photoqraph: 62)

Binchester houses were revitalised by the [urham County Housing
Association, and almost had the advantage of environmental improvements,
now awaited. Eldon Lane/Coundon Grange is currently emerging from the
pupa stage of village rehabilitation with the improvement of existing
dwellings and an injection of new Council houses, following removal of
Category 'D' status by the County Council when the 3ishop Auckland

Town Map Amendement, 1973, was accepted (Photographsi 63 and 64)
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Photograph: 63

New, Terraced Council Houses
at Coundon Grange.
Occupied 1979.

P
[

a4

A mixture of new building and

rehabilitated dwellings, at
Coundon §ranggj 1979.
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Witton Park, "Condemned to Die .... " in 1951, by Durham County
Council ably supported yy Bishop Auckland Urban District Council,
has survived despite extensive, often unnecessary, demolition following
numerous Clearance Orders made with indecent haste between 1955 and
1966..
The_village was almost destroyed by ignorance, prejudice, indolence,
intr;nsigence, renewal inertia, and lack of resources.
Above.all, in relation to present attitudes, available powers and .
their effectiye application, Witton Park was a victim of Time,
Pﬁliqies adopted by the_autonomous political bureaucracies of local
government have  far reachiné consequences, intended and unintende#.
It is not enough that a chosen direction is determined with good
intent based 6# persuasive theory, becagse the pursuit of success,
especially in the_housing arena, inevitably encroéches on the freedom
and responsibilities of individuals.. Concern for people is paramount.
During thirty years of intensive housing action too many ordinary
peppleiwere 'losers' because they lacked the influence required for
éolitical control even though theoretically they were the masters.
Neither the losses nor gains of Category 'D' and wholesale clearance
policies can be quantified in terms of success, failure or social

Jjustice.

It is perhaps apposite to paraphrase Weber's sanguine view of

bureaucracy (35):

"They have not measured up to their own doings

eee. Or reality in its everyday routine.

Objectively and actually they have not experienced

the vocation for politics in its deepest meaning

ee.+ They would have done better in simply cultivating
plain brotherliness in personal relations"

Only the future can record whether present policies will repeat

the failures, shortcomings and despair of the past.
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NOTES.

A person aggrieved. by this order may appeal against it to the: County Court. The appeal must be brought within 21
days-after the date of the service of the order to the County Court: wititin the-jurisdiction of which the house-is situate, and if
an appeal is brought, no proceedings may be taken by the local authority to enforce the:order until the appeal has been finally
determined. or- withdrawn. An appeal cannot be brought by a person.in occupation of the house: under a lease or agreement
of which. the unexpired term.does. aot exceed. three-vears,

The County Court Rules provide that an appeal shall be: brought by requesting. the. Registrar of the:County Court having
jurisdiction in the matter to enter the appeal. A copy of this order must at the same time be filed in the Court Offics together’
with an additional copy of the.request to the Registrar for service.on the local authority.

The County Court Rules further provide-that the:request to the Registrar for entry of the appeal shall be:in accordance:
with the form prescribed by the:rules, with such variations as the circumstances. may require.

This order will become operative 21 days after the date of the service of the order unless an appeal has been brought against
it. If an appeal is brought, the order will aot become operative:until the appeal is finally determined or withdrawn..

A. person who' knowing. that this-order has become: operative: enters into occupation of the house to which it applies, or
any part thereof,. after the date by which the order requires.the house to be. vacated, or permits any other person :0 enter into
such occupation after. that date is liable on summary conviction to a fine not exceeding £20, and to a further fine of £5 for every
day, or part of a.day, on which the occupatioa continues after conviction..

If the:owner of the:house to which this order-relates or-any other person who in the opinion- of the.local authority is or-
will be in 2 position to put his proposais into effect submits proposals to the local authority for the-execution by him of works.
designed. to secure:the reconstruction, #nlargemeat, or improvement of the. house; or of any buildings of which the-house is
one; and: the local authority. are satisfied that the result of the: works will be the provision of one or more houses fit for human
habitation, the authority have power to extend for such period. as they may specify the time within which- the owner of the.
house is required to demolish it in order that the person submitting the proposals may have an opportunity of carrying out the
works:. The authority have a discretionary power of further extending the time. If the works are completed to the satisfaction
of the authority; they must revoke: this order. (See Lhe: ast paragraph of these Notes.) This will not prevent them from
commencing proceedings subsequently in relation to the making of a demolition order if the house again becomes unfit for
human habication.. :

If the owner of the house to which this order relates, or any other person who has an interest in the house, submits proposals
to the local authority for the use of the house for a purpose other than human habitation, the local authority may, if they think:
fit, determine: the order and, substitute:a closing order.. -

. Compensation-

If the-order becomes operative compensation will be payable in the following two types of case in respect of an interest of
a person. in the:house-if certain conditions, set out in outline as. follows, are-satisfied— :

() where:the-unfit house has been vacated in pursuance of this order and it bas be=n. wholly or partly occupied as a.
private dwelling by a person (or persons in succession) having an interest of more than a year-in the house, or-
by. any member of the family of such a person, throughout a qualifying period, which is generally 2 years ending.
with. the date on which this order was made, then, if at that date the house was wholly occupied. for the purposes
of a private dwelling, the full amouat of compeusation will be payable. (If the house was only partly so occupied
at-that date there will be a corresponding reduction in the amount.) A person who acquired an interest in the
house within the: 2 year- period (or a member of his family who. was entitled to the interest when the house was
vacated) may be-entitled to compensation if the-other conditions for payment are satisfied and provided that
person made all reasonable enquuries to find out whether a: demolition order would. be made: within 2 years of
acquisition and had .no reason.to believe that it was likely;. )

(ii) where: the house. has. been vacated in pursuance: of this order-and. it has been wholly or partly occupied for
business. purposes and a person entitled to the receipts of a business carried on wholly or partly therein bhad an
interest of more-than a vear in the house either on 13th December 1955 or at all times during the 2.years before
this. order was made, then, if at the date when the order-was made the house was wholly occupied for business-
purposes-and the person entitled. to the receipts of the business bad an interest of more than 2 year in the kouse,
the. full amount of compensation will be payable: (If the house was only partly so occupied at that date there:
will be.a corresponding reduction in the. amount.)

It is important that any person on whom a copy of this order is served, who thinks that hes may be entitled to compensation
on the vacation of the house, if the order becomes operative; should write to the clerk of the local authority setting out the-
details of his interest in.the property, as it is necsssary to establish the facts concerning ownership and occupation of the house:
as soon as possible: .

Where the full amount of compensation is payable.in respect of any intsrest in the house, the amount will be equal to the
difference between the full compulsory purchase value of that interest and its site value. No payment for good maintenance
can be made for any part of the house in respect of which the full amoun: of compensation is payable for any interest. Subject
to this, however; if a person thinks that notwithstanding its unfitness the house. has been well maintained by him or at his
expense, he may within 3 months after the service of a copy of this order make a representation to the local authority accordingly.
A form of representation can be obtained from the Couacil Offices. -A person on whom a copy of this order is served who
a tenant in occupation of the house or any part of it is requested to bring this paragraph to the notice of any such occupier.

Where the local authority are satisfied as to the correctness of apy representation made to them by any person concerning .
the good maintenance of the bouse, that person may, on the vacation of the house in pursuaace of the order, be eatitled to a
payment from them. If the house as a.whole has been well maintained the amount of the paymeat is equai to the rateable
value of the house multiplied by 4 (cr other prescribed multipiier). If the house as a whole has not been well maintained, but.
the exterior or the-interior of the house has been well maintained, the amount of the payment will be one-half of what it would
be for full maintenance. The amouat. of a payment for good maintenance cannot, however, in any case exceed the amount
(if any) by which the full compulsory purchase value of the house exceeds its site value. No payment for good maintenance
can be made for any part of the house in respect of which the fuil amouat of compensation is payatle for any interest.

If the local authority on receiving any representation from any persoa as to good maintenance consider that the house
‘has oot been well maintained, they must serve on that person notice that no payment fails to be made to him. If he is aggrieved
by that notice, he can within 21 days after the date of its service oa. hirn appeal o the County Court within the jurisdiction of

which the house is situate, unless he agrees with the local authority 0 submit the matter to arbitration. (See the second and
third paragraphs of these Notes as to the requirements of the County Court Rules.)

The local authority will reimburse professional fees reasonably incurred in preparing a claim for compensation (but not a
claim for good maintenance).

Any mortgagor or mortgagee of the bouse or any person buying or selling it by instalments, should seek advice as to the
right which he may have in certain circumstances, of applying to the Courty Court for the modification or discharge of the
terms of the mortgage or other charge or agreement (o purchase by instaiments.

If this order is revoked under section 24 of the Housing Act 1957 and at that time 2ay person to whom the local authority
paid compensatios or made a payment for good maintenance in connection with this order is eatitled to an interest of more
than a year in the house, that person must on demand repay the compensation or the paymeat to the local authority.
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CHAPTER 6.

'THE FUTURE?*

The argument: about whethqf'houses and' villages should be rehabilitated,
rebuiltvor-abandoned‘has:bgen polemic:a-Iogg fime.hFér many years: there-
was an overriding insistence on 'slum' clearance; demolition, relocation,.
and‘ﬁew-bdilding'pfogrammes;réigned'supremem During the past decade it
has. been recognised that wholesale. clearance is not the answer to any
problem.. The benefits,. particularly social benefits, which accrue from
the preservation of familiar neighbourhoods, social facilities, street

' pattg;nsﬁand‘places:of identity have: become established. The  pendulum
has: moved' from redevelopment towards: preservation and renévationm
Thererfs:now-an-awareness of the need.not.only to- evaluate alternative
courseseof'housing_aétion-in.terms-of'finanéial benefits and losses, but
also to carefully assess significant, but-intangible and non-quantifiable,.
benefits: and losses: such as-disruption,.visua; amenity,. demolition of
lowvrent'hodses; removal pf'social facilities; prestige of owner

océupation; the. premium of established residence, and identity of place..

On 10th November, 1977, the County Council's Policy and Resources

Committee resolved that:

"The County Structure Plan Settlement Policy be confined

to. allow: all villages to be placed in A or B of the

original County Development Plan"
The County Planning Officer was instructed to make recommendations for
placing settlements in one of those two classifications. Eldon Lane/
Coundon Grange became Category A; Binchester and Witton Park were
classified 'B'.

In addition he recommended that the original definition of Categories

A and B (Page 27) should bé worded as follows (1):
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A. = '"Settlements. in which the- investment of considerable
further capital is: envisaged and' in which general
housing. development may take place: in accordance with
the: basic principles for housing development™
B: -*-"Séttlements in which infilling and replacement,.
appropriate: in scale- and character, may be approved
‘within defined 11m1ts of development”
Thercontents.of'thefcbunty:PIanning Officerszeport-were-considered‘at
a- Special Meeting of Wear Valley District Council (2). when it was
resolved: to ask. that, inter alia, Witton Park and Binchester should
be- transferred to the: A- Category-. Five!months=1ater, in June 1978
(3): ther District Council, when'considering the- Structure: Plan
_dbcuﬁént,.WChoosingitheaPolicies" noted that their request had been
ignored, and it was. recommended that further representation be made to
the- County. That was: formally re-affirmed after four more Special
Council Meetings (4) when it was resolved:
"TBﬁaccept;the-*A"CAtegory'policyr with the addition of
Binchester ..... and ¥itton Park',.
and' that: Category 'B' should be amended to read:.
"Housing: Development to: be- approved,. appropriate
in scale and: character, within defined limits of"

development,. as shown in v111agggglans prepared
by the District Council"

In: February 1978 it'h#d'been agreed that for 'B' villages interim
boundaries would be determined prior to the preparation of local
pIans:tosindicate\wherevdevelopment could proceed, and the County
Rlanning;Officer'forwardgd to Wear  Valley District Council his:
p;oposals for the twenty one villages in their Area classified 'B'.
Almost a year later agreemen£ had been reached in respect of sixteen

villages, including Binchester (Diagram: 15), and there was partial

agreemeﬁt on four other villages. In respect of Witton Park, however,
the District Planning Officer reported:

"no agreement has been reached because I consider the
County Planning Officer to be intransigent in his

denial of existing housing in the village, and prospects
for redevelopment”.
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Diag:am: 16 shows the wide differgnce of opinion on the question of
new housing at Witton Park. The afea coloured red within the black
continuous line is that recommended by the County Planning Officer for
infill housing: the green areas circumscribed by the broken black

line indicate the District Planning Officers proposals for redevelop-

ment, and infill,

Despite further representations by Wear Valley District Council the
County Planning Officer wrote in April 1979 (5)

"with regard to0 cseev... Witton Park the Environment
Committee considered that to agree the additional
areas suggested by your Council at this stage would
pre-empt the preparation of local plans. It was
considered that (this) village needs comprehensive
treatment to resolve its problems, and urge the
District Council to prepare the local plan as
speedily as possible. In the meantime the Committee
agreed to the interim boundary which I suggested.
Applications for housing development in .....
Binchester and Witton Park ..... will of course
continue to be Countv mattersuntil the approval of
the Structure Plan, as housing development in them
is contrary to the approved County Development Plan
of 1951, as amended"

The current pervading County attitude is summed up in the latest
Structure Plan Report of May, 1979 (6):

"The towns and villages suitable in principle for
housing development are identified in the Plan,
but this does not mean that thev should or will
have considerable development in them .....
Places which consist of more than 30 long life
houses and 100 people and are not just ribbons
of development or sporadic groups of houses are
considered suitable for limited infill houses =
appropriate in scale, character and location".

For Eldon Lane/Coundon Granne the future is one of renewed confidence

and hope as houses are improved, new housing constructed, and environmental

improvements planned. The declaration of the Housing Action Area

encouraged many owner occupiers to renovate their houses to a high

standard. The involvement of Wear Valley Council and the Durham County

Housing Association resulted in an overall 67 of houses being improved




] .I\‘ -
-

4 .

t—1
1

SURIFR A _ Y.
jva NoLin /T

s .

&

e rememer e - ke e, 8




235

by: June: 1979.. Fifteen new houses: in' Phase- I' (coloured red om

- Diagrams: 17) had beem built and- occupied; the- construction of fourteen

dwellings: in Phase- 2: (coloured' green),. and- twenty: eight in  Phase 3
(coloured: Blue) is: scheduled: to: start in 1979.. It is: expecfed. that
& further sixty two- houses: will be- built between- Coundon- Grange* and"

Clase: House: within the: next two: or three. years: (Diagram: 18). If the-

ﬁbusing:Action?Area:period'IS'extended‘by'two:yearsy then: in the- spring-
of 1982 it ﬁilr be~substitutedﬂby'a-Gener&t Improvement Area. so- that:
extenéivevenvironmeﬁfal.works;can=berexecufed; The: District Planning.

' Officer,, in close- liason with Sedgefield District Council is: currently
preparfné:an;ActionrAre&?Plany fbr-the-EIdonrtane/Coundon-Grange!aré&r
yhichawill.suriey;.analyserandtmakerrecommendatiéns:onxpopuIation=and
e@pIOymentﬁ.hbusiﬁg;;environment.and“opennspacer industry,. traffic
circulation, shopping;faci!ities; and social. services..
IhaDEcemberh.1978;\£heJCbunty=Cbuncit after—cbnsideringsanﬁeport by>.
their Planning: Officer- on' "Deprivation in County: Durham" (7) submitted
an-application,. to;the-Secretary-of‘State, Department of the: Environment,
fbr‘special.government:ai&.under=the-Urban-Programme.. Included were
projects: recommended by Wear Valley Council.. For Eldon Lane/Coundon
Grange: it is hoped:that financial aid will be: forthcoming for land-

~ scaping and reclamation, surfacing. unmade:roads, providing community

facilities, and constructing: the: Coundon Grange: By-Pass- road..

.At-Binchester_the-Urban.aid proposals include surfacing the unmade

private street at Granville Terrace; providing a community centre;
coﬁstructing purposg;Suilt bungaldws=for the élderly; providing

a new garage court; and landscaping the existing overgrown open space.
In a report to Wear Valley Council the District Planning Officer (8)
thought that two areas of land would be suitable, and available for

limited housing deielopment, the more important of the two was to




AN

i,

7 I
M‘S‘ ':

=y
=

'i,

" g uatuti ey

- adeeme—

N
\
o

T
lw. /

EL L P LEE X EF ¥ )

as3nsnxazs

"ot

DIAGRAM:




~ ......"ww..u _..l...ll-llllll-lc.!C -

L

-~
-

| .
D
gl tWvuovid m P .
|

__aue uopi3

—

byt "€ Kb
0aST) ITUOS

9 sKog
??v49%nd Q“\Jﬁi. 1) ugnmen

7

T,

3

2:..:!&.5@ ; ] " tom k | e 4 7

. -—
7OM — " . . . & -

sshioH 950D\

2

’
L0
* S260diy mﬂ.\

L
4

— anagy Kpon -

’
-

‘abda rrwifnu/waqazi \ /
r . /.IT. ~ .
oblielr UoOpUNo)

I




238"

the: West of Peel Streetg_ It was; suggested that: ten houses- could be-
built on ther site and so: give more- centre- to the: v:|. 1lage: (Diagram : 19),
A1l the- houses: are- improved; and the former village:- school. has: been
converted:into-residentiar.and‘commercial.(ice;qream-manufacturing~
factory) premises..

The- proposed: improvements. and: new. housing, when: completed will' transform-

. the: former- 19th. Century: settlement: into. a- 21st: Century: dormitory village-.

The seemingly uncompromising posture: of the County: on' Witton Park is:
difficult to. understand; unless: they intend: it: to- be: a: shrine- in: memory:

of: Categoryl ' D:':-v

A major part of the:village- has: been demolished as: the derelict
overgfown*sites~intthehcentre-mutely testify, but the- remaining houses:
are: being; renovated by old- and new- owners.. Despite official scepticism
t@ereeisaw deﬁand; and. a: growing demand, for new: housing to. be built
in- the: village- for’ people  who wish to: live: there,. as: well as- those-
who;vant'to-returna: The District Planning Officer recoénised'that.in
his: Physical Assessment Report when he stated that (9)

"it is not a question of identifying infill sites, but

rather of establishing what would be virtually a new

village: bearing the name of Witton Park and incorporating

into the: new development what is- left. of the old e..."
Diagram:20 exemplifies his contention..
In addition to the innumerable expressions of 'an intention to return'
made in the course of interviews and discussions, local Estate Agents
confirm that vacated Witton Park houses are eagerly sought, and

quickly sold.. Wear Valley Council readily approve Grant applications,

and it is esfimated that at least 85% of the remaining houses have

been renovated.
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In 1977 the re-named and: re-formed Witton Park ‘Action Committee-
prepafed a. report, for the tidying up of underused and derelict land,.
which was: submitted to: Wear Valley District Council for approval in
principle.. The report emphasised two main areas of need.. First the:
long term planning: of" the: village; and second, the improvement of the-
overall physical fabric.. The- Action: Comittee: knew: that progress
wouid‘only'be-effective-through selffhelp schemes and -voluntary
.activfty@ Since' that: Report they: have been working closely with the-
Community: Service for' Durham: County Limited, a voluntary organisation
based: in: Durham City whose;Countryside Officer, Mr. Ken Payne has been
acting as: Adviser- and Co-ordinator-..

It. is: expected that in 1979 work on several projects will have
commenced. The- Bishop Auckland Unit of the Territorial Army Volunteer
Reserve have: been engaged to-bqlldoze derelict areas (as seen-on:.

Photographs:: 6, 50 and 60) and 'grub up' the foundations of the

demolished houses. Fifteen young.péople froﬁ the Youth Opportunities
ProgrammerSchemé-will.thén grade: top soil over the reclaimed land,. and
soft planting will follow.. The  Manpower Se;;ices-Commission have
agreed to finance labour costs, through its Special Temporary
Employment Programme, for renovation works. to empty anci neglected

buildings. The first project is to be the complete rehabilitation

and’ conversion of the empty Main Street shops (Photograph: 10 refers).

The axonometric perspective of Diagram: 21 and front elevation

(Diagram: 22) drawn by Durham Architect Neil Verow illustrate the
standards sought which hopefully will be acﬁieved. Further financial
assistance may be provided by the Housing Corporation through the
Three Rivers Housing Association, who have expressed an interest in
the futﬁre letting of the five units of accommodation to be provided,
and the possibility of a new housing pilot scheme.

A suggested housing scheme with house types and layout, prepared and

drawn by Keith Belton are shown by Diagrams: 23, 24 and 25.
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Finally, the Council for Small Industries in Rural Areas: submitted in
1978,. to: the Development Commission;.ag'Interim Action Plan which
identified'the-need?for-smalI.factorieSvin-certain areas.. Subsequently,
- a Special Investment Area for the. Rural West of Co. Durham was approved

(Diagramr 26) Seven advance: factories: have been agreed by the-

Commission: at Middleton-in-Teesdale, Barnard Castle, Cockfield,
Evenwood, Stanhope, Wolsingham and Tow: Law.. Further areas: to be

investigated include Witton Park (Diagram: 27)..

Through. the determination of residents, the: Action Committee, many
other organisations, and individuals interested in the Village,.
Witton Park shouId’again:emergefas.é:viablehand vigorous community.
But in the: final analysis, because of the County Council's
uncompromising ﬁosture-in refusing a formal reprieve, the future of
Witton Park may depend on the decision arising from an unavoidable

public examination of the Durham County Council Structure Plan.
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INDUSTRIES IN RURAL
AREAS (COSIRA)

Report of the County Planning Officer
to' Policy and Resources: Sommittee,.
23rd January 1978 (Appendix 1)

Special Council Meeting.
21st January 1978..

Special Council Meeting:
15 th June 9 1978..

Special Council Meetings

21st, 27th June, Sth and 13th July,
Letter from County Planning Officer
to Wear Valley District Planning
19th- April,. 1979.

"Durham County Structure Plan"
Written Statement. Issued May, 1979
Pages. 32 and- 33..

"Deprivation in County Darham"

The case. for Government Assistance
under the "Urban Programme"
Report: by County Planning Officer,

"The Physical Assessment - Housing
Development Potential of Category

District Planning Officer's Report
to Wear Valley District Council

CHAPTER 6 - REFERENCES
DURHAM COUNTY COUNCIL -
WEAR' VALLEY DISTRICT -
COUNCIL.
WEAR® VALLEY DISTRICT" -
" COUNCIL
WEAR VALLEY DISTRICT -
COUNCIL ]
DURHAM COUNTY COUNCIL -
Officer.
DURHAM COUNTY COUNCIL -
DURHAM COUNTY COUNCIL -
1978.
SNOWDON (14 J..C.. -
'D' Villages"
1977«
IBID - Page 45.
COUNCIL FOR SMALL -

"Cosira Strategv for Co, Durham”
prepared by

Durham Small Industries Committee.
November, 1978.




APPENDIX

LOCAL AUTHCRITY HOUSING POWERS
PRIVATE SECTOR

A) HISTORICAL. : .

"Whereas- it. is. expedient to make provision for

taking down or improving dwellings occupied by

working men and their families, which are unfit

for human habitatiom, and for buildings and

maintenance of better buildings for such persons-

instead thereof",.
So: read the preamble'to'the Artizans and Labourers' Dwellings: Act of’
1868. Known as the Torrens Act, the statute established a principle
that the State possessed the power and will to interfere with property
rights, in the interests of public health.. For the first time power
was: given to a local authority to require an owner to repair his
property, and if he failed in his duty the law was justified in
compelling him to perform it. The Act also provided that unfit houses

-should be closed, or demolished, in the public interest..

It was the first of many faltering steps in Urban renewal..

Because local authorities were indolent in putting into effect that
modest legislation there followed, in 1885, the Housing of - the Working
Classes Act, which required (Section 7) every local authority,
entrusted with the administration of public health laﬁ,_to enforce
their powers so as to achieve propef sanitary conditions in their
area. Until that Act was passed_the rule of common law had been that
where a land;prd let an unfurnished dwelling there was no implied
contract that it was fit for human habitation, and the intending
tenant accepted the house as it stood. The 1885 Act placed a duty

on landlords of houses, let within certain rent limits and for

specified tenancy periods, to execute works as were necessary to

keep their dwellings:
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"in all respects: fit. for human habitation".
The condition to be implied on letting houses for habitation has
since appeared in subsequent legislation on house: repair. For example,.
Section 75 of the Housing of the Working Classes Act, 1890 stated that:
"in any contract for letting for human habitation
by persons of the working classes- a house, there
shall be implied a condition that the house is at
the- commencement of the holding in all respects
reasonably fit for human habitation!.
~ The- standard of fitness was held in Jones v. Green (1925, 1K.B.659) to

be a humble standard requiring only that the dwelling must be decently

" fit for human bein§s=to-1ive-in, and that remained so until 1954..

The 1875=-1879: Artizans and Labourers' Dwellings Improvement Acts

(Sir Richard Cross Acts) proceeded on a different principle, dealing
with whole areas of houses which were so'structurally defective as- to
be: incapable of repair, and so ill-placed with réference to each other
as to require nothing short of demolition and reconstruction.

Other Housing Acts followed in rapid succession, ;nd the 1890, Housing
of the Working Classes Act, consolidated and extended the numerous
shorte;'enactments dealing directly with housinge That Act firmly
established the ﬁrinciple of dealing with groups of houses by way of
demolition or reconstruction, and of securing the repair of insanitary
houses..

Various amending and extending Acts appeared aft;r 1890, but the Act
of that year remained the principal one until the 1925 Housing Act.

In 1909, the Housing, Town Planning, etc. Act meant that planning
became linked with housing, but because the two subjects became too
large to be encompassed in a single statute, the Housing Act of 1925
was passed to deal exclusively with housing, and a separate Act in the
same year dealt with planning.

The 1925 Act was substantially amended by the Housing Act of 1930. In

the 1930 Act schemes of group demolition and reconstruction were




abandoned, and a distinctiﬁn was drawn between the declaration of a
Clearance irea, and aﬁ-fmprovement'Area. The latter provided for the
repair of insanitary houses;_demolition of insanitary houses not capable
of repair at a reasonable cost, and the purchase by a local authority
of property for the purpose of 'opening out' an area. In respect of
individually unfit houses the procedure was changed to allow an owner
to attend a "Time and Place'" meeting to state his case, prior to the
making of a Closing Order. The 1925 Act had merely provided for a
local authority to make the Order, then notify the Owner.

The 1930 Act was in turn repealed by the Housing Act, 1936 which
remained the principal Act until 1957, although the Housing Act 1949,
and Housing Repairs and Rent Act 1954 modified and improved the Act of
1936. In fact the 1954 Act set the pattern for the future by
introducing a new and more comprehensive means of determining unfit-

nessSe.

The evaluation of housing legislation hetween the world wars was alcng
two clearly defined pathsy First, the demolition of insanitarv areas,
later termed slum clearance; and second, the repair and conditioning

of houses not up to a reasonable standard of-fitness. Post Yar, there
were added in 1949 and 1959 powers for property revitalisation by

means of grant aidj and in 1954 and 1957 a new approach to determining
unfit houses and their repair. In 1964 the concept of area improvement
with compulsory powers was introduced, and local authorities were
empowered to declare Improvement Areas if satisfied that they contained
dwellings lacking in such basic amenities as bathroom, wash hand basin,
sink, hot and cold water, and internal water closet. The compulsory
improvement powers, which applied to houses in improvement areas, were
complex, and lengthy in process with preliminary improvement, immediate
improvement, suspended improvement, and final improvement notices

thwarting all but the most enthusiastic optimist.
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B) CONTEMPORARY POWERS

Provisions relating to private sector housing maintenance, improve-
ment and renewal are contained in Public Health and Housing legislation
'passed.by Parliament between 1936 and. 1974 which currently confer on

a local authority powers to: deal with disrepair and unfitnessy

rehabilitation and clearance; and environmental improvements.

(1) Repair

The: Public Health Act 1936 (1) imposes a duty on each local authority
to:céuselfheir'District to be inspected from time to time for the
detection of matters requiring to be dealt with as Statutory nuisances..
The condition that:

"any premises in such a state as to be prejudicial
to health or a nuisance” (2)

is still used in dealing with sanitary defects; and dampness, defective

roofs and eavesgutters are examples of "states" or "conditions'" which

can be dealt with summarily by the nuisance procedure..

Probably since the Public Health-Act'of 1875 local authorities and the
Courts have been ordering property repairs on the basis that defects
were causing premises to fall within thé scope of Section 92 (1) (a),
and reassurance was given in a 1942 decision (3) which confirmed that
it was sufficient to prove that the premises were in such a state as
to interfere with the personal comfort of the occupiers (almost
invariably tenants). House defects could thus be remedied with a
relatively simple procedure of serving an abatement notice requiring
the execution of works. In default the local authority would apply

to a Court of Summary Jurisdiction for an Abatement Order which was
enforced by fine and subsequent daily penalty. This procedure, although
straight forward, is somewhat cumbersome. Criticism of delay in

operating such a process was met by the provisions of the Public
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Heglfh-Act, 1961, (4) which authorises a local authority, in certain
urgent circumstances, to serve notice requiring works to be completed
within nine days, and in default to carry out the works necessary to
abate the nuisance..

The: view expressed in Betts-v- Penge UDC. that it is sufficient to
show- interference with an occupier's personal comfort has been radically
altered (5), and the common law definition of nuisance, which requires
that persons other than the occupiers. must be affected, has now to
apply in all such cases. This latest judgement only applies to
"nuisance",, and action with regard to premises being in such a condition
as to Be:prejudicial to health is unaffected.. Nevertheless a local
authority's powers- to require ﬁfoperty repairs have been qualified

to some considerable extent, and alternatively therefore may wish to
use, if appropriate, Housing Act powe;s, although it has begn held (6)
and (7) that the Housing Acts and Public Health Acts are §eparate and
distinct codes, and a local authority cannot take action under Part

"2 of the 1957 Housing Act as a reason for inaction under the 1936
Public Health Act, and vice versa.. .

Additional powers, principally to prevent improved properties from
deteriorating and as a general means of preventing old houses which
are not unfit from decaying, were enacted ;n the Housing Act 1969 (8).

This insertion after Section 9 (1), Housing Act 1957 states:-

"(1A) Where a Local authority .... are satisfied that

a house is in such a state of disrepair that, although
it is not unfit for human habitation, substantial
repairs are required to bring it up to a reasonable
standard having regard to its age, character and
locality, they may serve notice upon the person

having control of the house a notice requiring him,
within such reasonable time, not being less than

twenty one days, as may be specified in the notice, to
execute the works specified, not being works of internal

decorative repair".
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According to the then Ministry of Housing and Local Government
this is "clearly not a provision to be invoked lightly" (9). The
view was expressed by the Ministry-that substantial repairs in
Section 9 (1A) could reasonably be taken as including one or more
large items, or a combination of smaller items that together are
substantial. The section is not designed to provide for the
rectification of minor defec£s, but with defects which have led to
a cumulative deterioration in the property's fabric. Thus a local
Authorit& has the power to secure necessary repairs not only to
older houses but also to properties where substantial improvement
works have been carried out with the aid of public money, whether or

not they are tenanted and, irrespective of any nuisance factor.

(2) Individual Unfit Houses

The Housing Act 1969 (10) states that it shall be the duty of every
Local Authority to cause an inspection of their district to be made
froﬁ time to timé with a view to determining what action to take in
the performance of their functions under Parts 2 or 3 of the Housing
Act of 1957, (dealing with the repair, maintenance and sanitary
condition of houses); Part 2 of the Housing Act 1961 and Part & of
the Housing Act, 1964 (Houses in Multiple Occupation); and Part 2
of the 1969 Act (General Improvement Areas).

This has been extended by Section 48(3) of the Housing Act 1974, so
that local authorities must now survey their district and decide
appropriate action in respect of unfit houses, multiple occupation,
overcrowding, general improvement areas, housing action areas, and

priority neighbourhoods in order to develop their housing renewal

strategy.

Section 4 of the Housing Act 1957 lists matters to be taken into

account in deciding whether a house is unfit. It states:-
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"In determining for any purposes of this Act whether
a house is unfit for human habitation regard shall
be had to its condition in respect of the following
matters, that is to say =

a)
b)
c)
d)
e)
f)
g)
h)

repair;

stability;

freedom from damp;

natural lighting;

ventilation;

water supply;

drainage and sanitary convenience;

facilities for storage, preparation and cooking
of food and for the disposal of waste water;

and the house shall be deemed to be unfit for human
habitation if, and only if, it is so far defective

in one or more of the said matters that it is not
reasonably suitable for occupation in that condition".

The purpose of the section is to make clear

"what are the relevant matters (and only the relevant
matters) to be considered in deciding whether a house

is

fit or not. It is so drafted that a decision that

a house is unfit maybe based upon a major defect in
one of the matters listed or upon an accumulation of
smaller defects in two or more of them" (11)

Section & (1) was amended (12) by the insertion after paragraph c)

of paragraph:

"(ce) - internal arrangement"

and the word

"storage" omitted from paragraph (h).

Where a local authority upon consideration of information are satisfied

that any

house is unfit for human habitation, they shall, unless

satisfied that it is not capable at a reasonable expense of being

rendered

fit, serve upon the person having control of the house

a notice

a)

b)

requiring him, within reasonatle time, not being less
than twenty one days, as may be determined, to execute

the works specified,

and

stating that, in the opinion of the authority, those

works which will render the house fit for human habitation (13).
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In the exercise of this function the local authority must act in a
judicial manner and.carefully weigh the information before them,
although they are entitled to consider the matter without the owner
being present; that is they may act ex parte. They must however

be satisfied on- three points:-

i) the house is unfit; and
ii) that it is capable of being rendered fit at

a reasonable expensej and
iii) any works to be specified in the notice will
render the house fit for human habitation:
If the notice is not complied with in the specified period, and
providing an appeal has Aot been lodged, the local authority may
carry out work in default and recover summarily costs reasonably

incurred (14).

If, however, on consideration of information, a local authority are
satisfied that any house -

a) is unfit for human habitation, and

b) is not capable at a reasonable expense of being

rendered so fit,

they shall sérve upon the 'owner' notice of the time (not being less
than twenty one days after service) and place at which the condition
of the house, and any offer with respect to the carrying out of works,
or the future user of the house, which he may wish to submit, will be
considered by them. (15).
Any person upon whom such a notice has been served, who intends to
sugmit an offer to carry out works must, within twenty one days,
serve notice on the local authority of this intention, or within a
reasonable time determined by the local authority submit a list of

proposed works. (16),
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The "Time and Place" meeting before the local authority is quasi-
judicial and must be so.conducted. ~At this meeting the local
authority consider aﬁy representations, and may accept or reject an
updertaking that either:-
a) the owner will, within a specified period carry
out such works as will in the opinion of the
authority render the house fit for human habitation;
OR
b) the house will not be used for human habitation
(upon vacation) until the authority, on being
satisfied that it has been rendered fit for that
purpose, cancel the undertaking. (17).
If an undertaking is not received, or accepted, or work not carried
out within the period specified, or the premises used in contravention
of an undertaking, the local authority must forthwith make a Demolition

Order, (18) but has no power to act in default to execute works.

If it is considered inexpedient to make a Demolition Order, having
regard to the effect of demolition upon any other house or building,

the local authority may, instead, make a Closing Order (19). Also,

in the case of any house listed as being of architectural merit or
historic interest a Closing Order, and not a Demolition Order, must

be made (20).

In addition, the local authority may at any time substitute a Demolition
Order for a Closing Order (21). Any person aggrieved by the making of

a Statutory Order within twenty one days after the service of the notice,
may appeal to the County Court (22).

Where an owner of a house, subject to an operative Demolition Order
submits proposals (or any other person who is in, or will be in, a
position to put his proposals into effect) to reconstruct the house,

the local authority if satisfied that the works will make the house
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fit for human habitation, may allow sufficient time to give that
person the opportunity of carrying out the works (23); and upon
completion would revoke the Order.

The local authority_may fevoke a Closing Order on being satisfied

that the premises had been rendered fit for human habitation. (24)

3) "Slum' Clearance

The usual procedure for dealing with two or more unfit houses, is
contained in Part 3 of the 1957 Act. Where the local authority, after
considering information, are satisfied as respects any area in their

district -

"a) that the houses in that area are unfit for
human habitation, or are by reason of their
bad arrangement, or the narrowness or bad
arrangement of the streets, dangerous or
injurious to the health of the inhabitants
of the area «...

and
b) that the most satisfactory method of dealing
with the area is the demolition of all the
buildings therein.
the authority shall cause that area to be defined
on 2 map ... and shall pass a resolution declaring
the defined area to be a Clearance Area ...." (25).
The "unfitness" standard in Section 4, Housing Act 1957, and
subsequent interpretation have now literally been telescoped into one
phrase "irredeemably unfit™. Although the Secretary of State has
declared that he has no wish to deter local authorities from taking
clearance action this must only be carried out where the houses are
beyond redemption - irredeemably unfit - and that demolition is
considered the only solution (26); and, further, it has been

established that other action, such as a Housing Action Area

Declaration, is not considered more appropriate (27).
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A élearance area may include buildings other than houses, but
.only on the grounds of their_bad arrangement, or narrowness or bad
arrangement of the streets. The area must bé a single self-
contained area alihough it may surround "islands" of fit properties,
but by virtue of Section 29 of the 1969 Housing Act it must not
include any land which is for the éime being included in a general
improvement area.

Having declared a clearance area it becbmes the duty of the local
authority. "so soon as may be" to proceed to secure the clearance of
the area.

Until 1974 the local authority had the option of deciding whether to
proceed either by making a Clearance Order, where owners were
responsible for demolition but retained ownership of their sites;

or a Compulsory Purchase Order where ownership of the property and
land would ultimately be transferred into the public sector (28).

On 1st September 1974 this power of local authorities to make a
Clearance Order under Part 3 of the 1957 Act was abolished (29) and
thereafter a local authority must acquire by agreement or compulsion,
and either demolish (30), temporarily retain (31), or subsequently
rehabilitate the properties (32).

If land in a clearance area cannot be acquired by agreement, the
Compulsory Purchase Order must be submitted to the Secretary of
State for confirmation within six months of the clearance area
resolution date. This time period is extended to twelve months where
land and fit property, surrounded by or adjoining the clearance area,

is included in the Order.

(&) Compulsory Purchase Orders

The circumstances in which Parliament has given local authorities

power to purchase land compulsorily for slum clearance purposes are:
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i) Where the land to be acquired is within a clearance area;

ii) Where the authority have determined to purchase land within
the area, they may also purchase land surrounded by the area,
the acquisition of which is reasonably necessary for the
purpose of securing a cleared area of convenient shape and
size, and also any adjoining land the acquisition of which is
reasonably necessary for the satisfactory development or use
of the cleared area;

iii) Land within or adjoining a general improvement area;

(33)

iv) Land within-a Housing Action Area or Priority Neighbourhood
on which are situated premises which consist of or include
housing accommodation (34);

v) Land which they may be authorised to acquire compu1§orily
under the Town and Country Planning Act 1971, Section 112;

vi) Part 5 of the 1957 Housing Act - acquisition of land for
housing development otherwise than by way of .clearance area;

vii) Where the local authority have determined to purchase a
hoﬁse, instead of making a demolition order under Section

17 (2) of the 1957 Act (35).

In most cases of compulsory purchase by a local authority the
authorisation procedure, whereby the acquiring authority's Order is
confirmed (or otherwise) by the Secretary of State, is governed by

the Acquisition of Land (Authorisation Procedure) Act 1946, but in
the case of acquisition under Part 3 of the 1957 Housing Act {(cases i)
and ii) above), a separate code of procedure under the 1957 Act
applies, although the two procedures are virtually the same =~ except,

basically, a different set of statutory prescribed forms are used.
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Before submitting the Compulsory Purchase Order to the Secretary of
Staté, a notice stating that the order has been made must be published
in a local newspaper, and a nogice served on every owner, lessee

and occupier (36).

This notification to interested parties should (not must) now include
a statement of reasons for declarihg an area to be a clearance area
and seeking to acquire, as requested by the Secretary of State (37).
If there are no objections to the Order, or, if made are withdrawn,
the Order may be confirmed with or without modification, but in any
other instance a Public local Inquiry will be held (38).

‘here a Public Inquiry is to be held, the Compulsory Purchase by

Local Authorities (Inquiries Procedure) Rules, 1962, will apply to

the procedure regulating the Inquiry; forty two days notice, in
writing, must be given of the holding of the Inquiry, and the local
authority must give to each objector in respect of an unfit house a
Statement of Principal Grounds of Unfitness, and a statement of their
reasons for making the Order. At the Inquiry the Secretary of State's
Inspector has discretion to allow any person to appear and,’or be

represented by counsel, solicitor, or any other person.

In almost every case of compulsory purchase of land the procedure

for taking the land after confirmation of the Order is regulated

by the Compulsory Purchase Act 1965, and the first step in the
procedure is for the acquiring authority to give notice to treat

when they require to purchase (39). A notice to treat by iiself

does not create a contract of sale; the land remains the property of
the owner in law aﬁd in equity, but it creates a relationshjp analagous

to that of vendor and purchaser, and either party has the right to have

compensation assessed and the purchase completed. When purchase has
been completed the acquiring authority has the right to take possession,

although the assessment of compensation, and purchase completion, may
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take a considerable time.

The Compulsory Purchase Act provides two alternative procédures for
the exercise of a power of entry before completion (40), namely,

with the consent of the owner and occupier, or, after serving the
notice to treat. Thus the purchase is technically a purchase by
agreement under Section 3 of the Compulsory Purchase Act of 1965,

and compensation will be governed by the terms of contract in
accordance with the ordinary law relating to sale and purchase of land.
If a notice to tre;% is served, but the purchase price is agreed
without recourse to arbitration, the rules applicable to completion

are then governed by the provisions of the 1965 Act (41).

(5) Compensation

The law relating to compensation is too extensive and complex for
detailed examination, although a general review of relevant
principles is appropriate.

An owner of land and property subject to compulsory acquisition will
have a claim in respect of purchase money, and may have a claim in
lrespect of good maintenance of property, home loss, and disturbance.
The owner of a house subject to a Demolition or Closing Order also
has certain rights, although here he would retain ownership of the
sitey if compulsory powers of purchase were not enforced.

The rules of compensation are concerned with the assessment of the
pecuniary or other remedy that may be claimed from the acquiring
authofity by the person whose land is being acquired. Primarily the
compensation is assessed on the value of the land, and in making
this assessment the District Valuer, acting for the local authority,

must apply the statutory rules of the lLand Compensation Act 1961 (42).
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The rules of the 1961 Act require land to be valued for compulsory
acquisition on the basis of a voluntary sale between a willing seller
and a willing buyer negotiating at "arm's length"; and the Valuer has
to consider and assess the existing use, then add on the various
potential uses by way of supplements that are authorised by the Act
in the particular case.

Where land is compulsorily acquired under Part 3 of the 1957 Housing
Act; the compensation payable for unfit houses (43) is assessed in
accordance with Section 5 of the-Land Compensation Act 1961, subject
to the general principle that compensation for the price of land is
to be the value of the land as a site cleared of buildings and
available for development.

A similar provision applies to single houses acquired under Section 17
of the 1957 Housing Act (e.g. Demolition Orders). In either case,
however, there may be paid, in addition, an owner-occupier or home
loss supplement.

From 1st January 1971 the 1969 Housing Act revised, by complicated
provisions, the compensation scheme for owner occupiers of unfit
houses, subject to special circumstances and especially providing
that there was a successive owner occupation for more than two years
(44).

(a) Well-maintained Payments

In two &ifferent sets of circumstances a person may be able to claim
a payment in respect of a house that is "we11-maintained"! and in
each case the amount of payment is ascertained in accordance with the
rules prescribed (45).

Section 30 of the 1957 Act provides that a claim may be made, within
three months of the service by a local authority of a copy of a
Demolition or Closing Order and in respect of a house found not

capable of being rendered fit at reasonable expense, by any person who

represents that the house has been well maintained by him or at his
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expense. The local authority must make a payment if the house is
vacated in pursuance of an Order, and they are satisfied the
representation is correct. If not satisfied, the local authority
must serve on the person making his representation a notice that
payment will not be made, and any person aggrieved may appeal,

&

within twenty one days, to the Local County Court.

Prior to 1969,_as regards any unfit house subject to a Clearance,

or Compulsory Purchase Order, the local authority had to make a
well-maintained payment if so directed by the Secretary of State
following an inspection of the house by an officer of his Department
(46), or, in exceptional circumstances, the District Valuer.

In 1969, the concept of partially well-maintained houses was introduced
to remedy the situation where repair of either the interior or exterior
(but not both) had been established (47). The old procedure under
Section 60, Housing Act 1957 has been replaced (48), and the local
authority must now notify, by prescribed form, all interested parties
if any property included in the Compulsory Purchase Order has been
well maintained internally and externally; or, either internally

or externally; or, has not been at all well-maintained. Reasons
must be given, in writing, in respect of the latter two categories.
If satisfied that a house has been wholly or partially maintained,
the local authority must make a payment in accordance with Part 1

of Schedule 2 of the Housing Act 1974. If the notification is to

the effect that a house has not been wholly or partially maintained
an aggrieved person may make written representation to the Secretary
of State who, may cause the dwelling to be inspected and, give
directions to the local authority to make an appropriate payment.

The payment made will be of an amount equal to the rateable value

‘of the house multiplied (1979) by 34 (49), and the amount of payment
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must not exceed the amount by which the "full value' of the house
(on a basis of compulsory acquisition of a fit house) exceeds the

site value thereof.

b) Home Loss Payments

Any persén displaced from a dwelling; after 17th October 1972, in
consequence of compulsory acquisition; the making of a Housing Order,
the acceptance of an Undertaking, or the service of a Compulsory

Improvement Notice, is entitled to receive a "home loss" payment,
providing he can prove that throughout a period of five years

prior to the date of displacement he had been in occupation of the
proéerty, and that he claims within six months from the displacement
date (50). Where the displacement took place before 1st April 1973
the amount was seven times the rateable value of the dwelling, and
after that date the amount is three times the rateable value, subject
in either case to a minimum payment of £150 and maximum of £1500.
Those amounts and multipliers may be varied by Order made by the

Secretary of State.

c¢) Disturbance Payments

Also under the Land Compensation Act, 1973, a person similarly
displaced from any land is entitled to a "disturbance payment,
providing he is not entitled to an owner-occupier's supplement (51).
There are no qualifying residential or claim periods, and the amount
of a disturbance payment is assessed as being equal to the reasonable

expenses of the claimant in removing from the land.

d) Costs
The Costs of a conveyance to the acquiring authority are payable by
the authority, and these include the costs of deducing evidence of and

verifying title, and furnishing an abstract (52). The fees of

Surveyors are also usually paid.
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The costs of Public Local Inquiries, and the costs of either party
thereto, !n any case of a contested Compulsory Purchase Order, under
Part 3 of.the 1957 Housing Ac#, are in the discretion of the Secretary
of State (53). 1In practice, they do not normally follow the event,
and both parties were usually left to bear their own costs, although
the local authority is normally required to péy the costs of the
Inquiry.

The Council on Tribunals considered this matter and in their Report
(54) recommended (inter alia) that:

i) costs should normally be awarded to successful objectors -

but not to unsuccessful objectors unless it can be shown

that policy or chance was the deciding factor between one

objector and another and the claimant had not acted
unreasonably, vexatiously, or frivolously.

(This main recommendation was accepted by the Minister of
Housing and Local Government) (55).

ii) A proportion of his costs should be awarded to the partially

successful objector (Not accepted by the Minister).

6) Rehousing of displaced persons

When a local authority declare a clearance area they must consider
the availability of housing for persons displaced (56). Until 1973
there was no legal obligation to rehouse persons displaced as a
result of action taken in respect of individually unfit houses,
although most local authorities recognised a moral obligation.
However, the Land Compensation Act 1973 (Sf) now imposas a duty on

the authority if

"guitable alternative residential accommodation on
reasonable terms is not otherwise available"’

X . . . . n
to secure that a person displaced from "residential accommodation

is provided with such other accommodation, if the displaccment is in
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consequence of:
i) acquisition powersj or
ii) an Undertaking accepted, or a Demolition or Closing
Order made under Part 2 of the 1957 Housing Act, or
iii) the service of an Improvement Notice within the meaning
of Part 8 of the 1974 Housing Act:
The person making the claim for rehousing must have been in residence
at.the.time when the Housing Order was made, the Undertaking accepted,

or the Notice served.

7) Rehabilitation of Unfit Houses in confirmed Orders

Successive Governments have expressed the view that schemes of wide-.
spread comprehensive redevelopment are not always necessarily the best
method of dealing with areas of sub-standard housing, and that
consideration should be given to the alternative of rehabilitation
wﬁere this is recognised to be practicable (58). Consequently local
authorities now have power to make a Rehabilitation Order in respect
of any house included in a clearance area as being unfit for human
habitation, and which was acquired by the authority under Section 43
of the 1957 Act before 2nd December 1974, or included in a Compulsory
Purchase Order made under that section before that date and confirmed
frior to the 2nd March 1975. Before deciding to make a Rehabilitation
Order the local authority must be satisfied that the unfit properties
to be'includea can, and ought to be, brought up to the full standard
of improvement as defined in Section 66, sub-section 2 of the 1974
Housing Act. Upon being so satisfied a local authority must advertise
and serve personal notices on all recipients of the notice of the
making of the Compulsory Purchase Order, or their successors in title,
and where appropriate, on persons from whom property was purchased

by agréement. The recipients have the right of objection, including

the right to represent that their property also should be included in
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the Rehabilitation Order. The order is subject to confirmat{on by
the Secretary.of State who will normally hold a Public Local Inquiry
if there are objections. (59)
The confirmatiﬁn and coming into operation of a Rehabilitation Crder
frees the iocai authority from the duty to demolish or secure the
demolition of the Ofder properties concerned, but they must ensure
that any unfit houses in the clearance area so affected are properly
improved.,. It is recognised that it would he inequitable if owners
" received only site value for houses which are not now to be demclished
_ as worthless, but retained and rehabilitated.. Where properties have
been acquired by agreemént, or where the compulsory acquisition of
an interest continues, compensation must be re-assessed, and the
local authority, in such cases, must serve a prescribed notice within

six months from the Order confirmation, on all interested parties

(60) ..

8) Grant-aided improvement and repair of dwellings

The provisions for financial assistance towards work of improvement,

repair and conversion of properties are contained in Parts 7 and 8

of the Housing Act, 1974, and the Homes Insulation Act, 1978.

Part 7 of thé 1974 Act contains provisions relating to four types

of h&use renovation grant for which local authorities may, subject

to certain qualifications, entertain applications:

i) Improvement Grants - formerly known as Discretionary Grants.
Level, normally at 50% of a £5000 eligible
expense.

ii) Intermediate Grant - formerly the Standard Grant. Max imum
eligible expense is £1200 for amenities,
and £1500 for repairs.

iii) Special Grant - available at Local authority's discretion

for provision of basic amenities in houses

in multiple occupation.
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iv) Repairs Grant - at a Council's discretion, and payable only
for houses iﬁ General Improvement, or
Housing Action Areas. Financial capacity
of applicant tested. Grant may be as high
as 90% of eligible expense - which must not
exceed £1500.
A local authority is prohibited (61) from entertaining applications,
disabled applicants excepted (62), relating to the improvement,
repair of dwellings and the conversion of buildings erected after
2nd October 1961, and the prohibition extends to all four types of
grant. The significance of the date is, that since 2nd October 1961
a local authority has had power (63) to reject élans for dwellings

that did not have a bathroom, fixed bath or shower, or means of

supplying hot and cold water thereto.

Until 1l4th August 1977, dwellings with a rateable value higher than

£175 (outside Greater London) could not be improved with grant aid.

That limit was increased to £225 (64) and it was on 15th Augusf 1977

that Grant Eligible Expense Limits were raised to their present level

(65).

By virtue of Section 57 (4) of the 197: Act the Secretary of State is
empowered to give directions to local authorities, preventing them
from approving applications for an improvement or intermediate grant
of a specified description unless they have his consent. In exercise
of these powers the Secretary of State has four times so directed, and
the current position (1979) which relates mainly to the conversion of
premises to provide a dwelling or dwellings took effect from

14th September 1977 (66). The Secretary of State, also in exercise
of his powers under Section 57, sub section 2, has specified (67) the

particulars which an application for improvement grant must contain
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(in addition to those required under Section 57, sub section 2

paragraphs (a) and (b), and the certificate of future occupation

under Section 60).

These jnclude the provision of plans and specification of works,

statements of housing grréngements-for tenants during improvement

work, rateable value of the property, and that the dwelling was

built before 2nd October 1961.

In a further exercise of powers, under Section 61, sub section 3, of

the 1974 Act the Secretary of State has specified (68) the construction,

physical conditions, and provision of services and amenities with

which a dwelling must conform on completion of improvement grant works

or conversion, and these are that the dwelling must, in addition to

having the basic amenities;-

i) be substantially free from damp;

ii) have adequate natural lighting and ventilation in each
ha?itable room;

iii) have adequate and safe provision throughout for artificial
lighting, and have sufficient electric socket outlets for

the safe and proper functioning of domestic appliances;

iv) be provided with adequate drainage facilities;
v) be in a stable structural condition;
vi) have satisfactory internal arrangement;

vii) have satisfactory facilities for preparing and cooking food;

viii) be provided with adequate facilities for heating;

ix) have proper provision for the storage of fuel (where
necessary) and for the storage of refuse;

x) have in the roof space, thermal insulation sufficient

to give, for the relevant structure, a U value of 0.k

2
w/m" °c.
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Sub-item x) was changed from the Building Regulation standard, in

1978, to a higher level applicable for grant aid (69).

Until late 1978 grant was not available in respect of x) above,
except for elderly or disabled applicants (70). The Homes
Insulation Act, 1978 made available to landlords, owner occupiers
and tenants a grant of £50 or 66% of the cost, whichever is the
lower amount, for loft insulation, lagging of pipes and water tanks

in roof spaces, and insulating hot water cylinders.

Special provisions are contained in the 1974 Act (71), and
Department of Environment Circular (72), for adapting houses occupied
by people who are physically disabled.

The Intermediate grant replaced the former_?tandard grant, first
introduced by the House Purchase and Housing Act, 1959, and in addition
to assisting with the cost of providing missing basic amenities such
as a fixed bath or shower; wash hand basin, sink; each with a hot and
cold water supply; and water closet; the grant may also provide help
towards the cost of Eepairs.

The 1974 Act introduced the concept of Repairs grants available only
in housing action areas and general improvement areas, and which are
intended to help owners with limited means to carry out basic repairs
that they would not otherwise be able to finance. They are entirely
at the discretion of the local authority, and approval depends upon
the capacity of the applicant to finance, without undue hardship, the

cost of works without grant aid (73).

Re-introduced by the 1974 Act are grant conditions, which broadly
ensure that if the use made of an improved dwelling throughout a

prescribed period of five years {seven years as regards a tenanted

house in a housing action area) is not consistent with the stated

intention of either letting or owner occupying the property, the
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grant is repayable with compound interest - subject to any discretion

exercised by the local authority (74).

9) Compulsory Improvement

Compulsory improvement of dwellings was introduéed by the llousing Act
of 1964, and related, firstly to dwellings within what were termed
"Improvement Areas" and, secondly to dwellings outside such areas..
The power to declare Improvement Areas was repealed by the Housing Act
1969, but the compulsory powers to improve dwellings outside remained
until 1974, when the whole procedure was revised and re-enacted (75).
Before taking action in respe;t of any house outside a housing action
area or general improvement area, the local authority must be in
receipt of a written representation from the tenant (76); but within
those areas the authority may take action unilaterally (77) providing
they are satisfied:-
a) the house is in a General Improvement Area, or Housing

Action Area, and
b) it lacks one or more of the standard amenities; and
¢) is capable at reasonable expense of improvement to a full,

or reduced standard, and
d) it was provided before 3rd October 1961.
On being satisfied as to the qualifying conditions the local authority
may then serve a Provisional Notice, on the owner and occupier,
specifying required works and stating a "Time and Place" at which may
be discussed the authority's proposals, any alternative proposals,
proposed housing arrangements for displaced tenants, the views and
intefests of the occupying tenant, and any other relevant matters.
Following this quasi-judicial meeting, but prior to serving an
Improvement Notice, the local authority may accept from the owner an

Undertaking, in writing, that he will improve the dwelling. Before

accepting this, the authority must be satisfied that the tenant has
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agreed in writing, and that any housing arrangements required are
satisfactory. These housing arrangements provide a new safeguard

for tenants affected by compulsory improvement works, and consist

of a written agreement between the tenant and either his landlord

or the local authority, or both, providing for the temporary or
permanent accommodation of himself and his household during (and

after if necessary) improvements. The arrangements can cover not

only the actual housing of an occupying tenant and the rent to be paid,
but also matters incidental or ancillary to that housing, for example,
temporary storage of furniture or removal costs (78).

Both owner and tenant have the right of appeal to a County Court against
the terms of an Improvement Noti;e (79). |

If the works required by an Improvement Notice have not been completed
within the required period (normally 12 months) the local authority
may then execute uncompleted works and recover all expenses_reasonably
incurred. However, where an Undertaking is_'in default' an Improvement
Notice must be served allowing, again, a prescribed period for
completion of the improvement works and necessary repairs.

Section 101 of the 1974 Act, gives to a person served with an
Improvement Notice the right to require the local authority to purchase
his interest in the dwelling, provided that he exercises this right
within six months of the notice becoming operative.

Any person permanently displaced from his home in consequence of
compulsory improvement action may be entitled to rehousing, home loss
payment and/or disturbance payment. In addition, where a person thus
permanently displaced has no greater interest than that of a tenant

for a vear, or from year to vear, the displacing authority may pay

any reasonazble expenses incurred, other than the purchase price, in

connection with the acquisition of an alternative dwelling (80).
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10) General Improvement Areas

Although the procedure for general improvement areas has been drastically

revised (81), the definition remains unaltered as a:-
"predominantly residential area where the local authority
is satisfied that living conditions can most appropriately
be improved by the improvement of the amenities of the area,
or dwellings therein, or both" (82).
If satisfied that this is the appropriate course of action, after
considering a Report submitted by a suitably qualified person, the
local authority may cause the area to be defined on a map, and by
"preliminary resolution" declare their intention that the area should
become a General Improvement Area.
Before declaring the area to be a General Improvement Area by
"confirmatory resolution", the local authority must, within six months,
notify the Secretary of State of this intention, and furnish to him all
relevant documents and information. After acknowledging receipt of
the notification the Secretary of State will consider ;he proposal and
then notify the local authority either that
a) they may not pass a confirmatory resolution with
respect to the proposed G.I.A., OR
b) that they are at liberty to pass such a resolution.
As soon as maybe after the passing of a confirmatorv resolution the
local authority must publish details of the proposed area in at least
two locally circulating newspapers, and take necessary steps to bring
the resolution to the attention of persons residing or owning property
_in the area ~ usually by leaflet and/or Public Meeting. In order to
improve living conditions in the area the local authority may carry
out works on their own land, assist with works on other people's land,

and even acquire by agreement or compulsion land within or adjoining the

area. These works méy consist, for example, of tree and shrub planting,

providing play spaces, sitting areas, parking spaces, and extend to the
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pedestrianisation of highways. Providing that the environmental
improvement costs, as approved; exceed in aggregate the number of
houses in the area multiplied by £200, the Secretary of State
will.contribute a maximum of £100 per house, although a local
.authority may substantially incur more than the expenditure
agthorised for contribution purposes. As soon as the confirmatory
resolution has been passed the improvement grant provisions as they
;ffect a General Improvement Area apply, and the local authority may
authorise grant aid for house renovation upto a maximum of 60% of

the eligible expense; that is, a maximum grant of £3,000, being 60%

of £5000 (1979).

11) Housing Action Areas

‘ The Housing Action Area is a new concept originally conceived as a
means of alleviating severe housing stress in the large conurbations,

but now accepted as applying elsewhere.

As declaration of this type of area should not be merely a gesture of
concern or good intention, but lead to a relatively proﬁpt and
appreciable improvement in living conditions, a local authority

must carefully research existing conditions in relation to physical

and social stress.
Consequently, after considering a Report prepared by a suitably
qualified person, a local authority if satisfied (83):-

"that living conditions in the area are unsatisfactory
and can most effectively be dealt with within a period
of five years so as to secure.

a) the imbrovement of the housing accommodation
in the area as a whole, and

b) the well-being of the persons for the time
being residing in the area, and

c) the proper and effective management and use-
of that accommodation.

may declare the area a housing action area, providing, of course,
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that financial and.staff resources are adequate and available.

When such a declaration has been made the resolution must he publicised

in the like mannef of a General Improvement Area declaration, and all
relevant documents sent to the Secretary of State who, after acknowledging
receipt, must notify the local authority within twenty-eight days,

only if he does not propose to take further action with respect to-the
declaration. Housing Action Area powers come into force immediately

on declaration and no decision by the Secretary of State is required

to activate them. But the purpose of sending documents is to assist

him in a decision whether or not to exercise his powers to rescind

é Housing Action Area or to reduce it in size (84). His powers are
intended to be a safeguard, necessitated by the implications for
residents and owners of property within an area, and for the deployment
of public resources, against excessive, premature, or inappropriate
declarations.
A basic, and novel, feature in a Housing Action Area is the statutory
provision which makes the well-being of residents an objective. This
should mean involving people, and groups, in the scale, nature and

. timing of a proposed action programme, and a local authority is under
a duty to bring to the attention of residents (85):-
a) the action they propose to take in relation to the

housing action area, which may involve compulsory

acquisition of land;
AND

b) the assistance available for house improvement, and
environmental works.

by publishing, from time to time, such information as thought best

desighed to further the purpose of the declaration.

This obviously leaves much to the enthusiasm and discretion of the

local authority.

A notification system originally incorporated in the 1964 Housing Act
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(86){ in connection with the service of suspended notices in
Improvement A;eas, has been revived by Section 47 of the 1§74 Act.
This provides the local authority with a systematic means of
identifying which tenanted propertiass in a Housing Action Area are
being bought and sold; and in which the tenants are in risk of
displacement. Failure by a landlord or owner of a property to comply
with the requirements of the system is a criminal offence, and
Section 36 (4) of the Act requires a local authority to take steps to
bring to the attention of those affected their obligations. On
receiving such a notification the local authority must state within
four weeks, what action they propose to take in response to it - for
exaﬁple, purchase, or the offer of an improvement grant.

Grant level in a Housing Action Area normally stands at 75% 6f the
eligible expense, but in cases of proven financial hardship it may

be increased upto 90% (87).

12) Priority Neighbourhoods

These are designed to prevent the housing stock around stress areas
from deteriorating further, and stop stress from rippling out from
areas which are the subject of concentrated action, normally by the
use of Housing Action Area powers, and may also serve to pave the way
for later,more- intensive, treatment if needed. The broad criteria
for selection are indicated by Section 52 of the 1974 Housing Act,
which provides that a Priority Neighbourhood must surround or have a
common boundary with land included in either a General Improvement
Area or Housing Action Area.

The declaration is similar to that of a Housing Action Area, as also
are most of the provisions, such as grant levels and the notification

system, but not, for example the procedure relating to the compulsory

improvement of houses.
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13) Overcrowding
The Housing Act 1957 (88) defines an overcrowded dwelling as:-

"A dwelling house shall be deemed ... to be overcrowded
at any time when the number of persons csleeping ir the
house either:-

(a) 1is such that any two of those persons, being
persons ten years old or more of opposite
sexes, and not being persons living together
as husband and wife, must sleep in the same
room;
and

(b) is, in relation to the number and floor area
of the rooms of which the house consists, in
excess of the permitted number of persons as
defined in the Sixth Schedule of this Act."

In ca;culating-overcrowding a "person" is a person, male or female,
over the age of tén vears, and a child over the age of one year and
under ten years counts as half a person, whilst an infant below the
age of one year, does not count at all. The determination as to a
house being overcrowded rests upon whether or not the "permitted
number of persons" is exceeded.

This "number" is calculated with reference to two tables (in the
Annex to Schedule 6 of the 1957 Act), which refer to numbers of
persons in relation to either room size {floor area) or the number

of rooms ip the house, and the lower figu;e is taken.

The Act clearly fixes the number of persons who may sleep in a house
but does not impose any restrictions as to how members of a family
utilise the accommodation available. Thus a family may live and
sleep in one room if they so elect provided the house as a whole
contains sufficient accommodation for the permitted number of persons.
Although the standard necessitates the inclusion of living rooms for
the purpose of ascertaining the permitted number it does not imply
that they must be used for sleeping purposes.

In enforcing the provisions relating to the abatement of overcrowding

considerable difficulty is experiencéd in determining the class of
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houses subject to the Act. The *erm "dwelling house" relates to
premises used by members of the working classes (89). The term
"working class" was formerly defined in the eleventh schedule of the
1936 Housing Act fa include "¥echanics, artisans, labourers, and

others working for wages; hawkers, costermongers, and others not

working. for wages but working at some trade without employing others".

The definition was repealed so consequently is now capable of a very
wide o; narrow interpretation embracing persons from many walks of
life.

Because of the extremely low overcrowding standard prevailing which
bears no relation to current values, that part of the 1957 llousing

Act is rarely enforced, despite an absolute duty of enforcement (90).

N.B.
The legal provisions referred to in the Appendix, and throughout

the Thesis, are those in force on lst July, 1979.
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