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This research focuses upon the probler of substandard housing and the
simificant rart 1t plays in the housing market., hrnirical evidence ie
derived {r~r a case study of the inner city of lewaastle-uron-Tyne, sneinnd
and is based upon a questicnnaire survey. The work is divided into five
varts,

tart Cne introduces the nature of the 'housing prebler'. Irportant {eatures
are the rate of 'substandardisation', and the link between roor conditions
and tn< private rented sector., 'The threefold nature of the housing protle-

is intreduced, that is; the existence of poor housing; the relaticnshir between

=

Llie hous g market and other markets and the behavicur of inadividuale o tie
housing rarket.
fart 'wc adcresses the question of why poor housing exists., 1t begins with

2 review of

previous analyses of the housing market and concludes that an
arproach basea on political economy is likely to be the most successful,
Subsequwently the nature of housing both as a 'cormodity' and a 'need' zre
exarined along with the relationship of the state to precblems in the econory.
A principal conclusion is that poor housing is inevitable under capitalist
relationships of production and that conventional state intervention cannot
sufficiently displace the housing problem. In this context the history of
state action towards a solution of housing crises is explailned.

Fart Three examines the operation of .the housing market in relation to
other factors affecting 'gquality of life'. Deprivation is examined from both
soclo=economic and spatial persgpectives in relation to housing situations.
This is followed by an examination of deprivation in Newcastle-upon-Tyne.
Here a factor analysis extracting 11 factors followed by 2 second order factor
analysis identifies 3 higher order factors. These describe the dimensions of
deprivation in Newcastle. Crucial to this work is the identification of a
'disfunctional inner city'. From this analysis the operation of social classes
in different markets is examined in relation to various instituticns that control
access to resources and hence may add tc relative deprivaticn,

In Fart Four the behaviour of individuals ia the housing rmarket is exarined
1n relation to their perceptions and experiences srising {ror the creration of
the processes described in preceding parts, Kesidential relosation studies are

reviewed and a conceptual rocdel of relccation is derived btased upon constraint.



This wodel is then tested in relation to Newcastle-upon-Tyne and found to
describe the observed situation s:ztisfacterily. A principal deterrinant of
location 1s identified as the search procedure adopted by an individual

household and eviaence 1s presented showing that the worst conditions are

cogunied by these who ado

Voineflicient gsearsr urocedures, Alienation fror

[

a particular dwelling coco

[5]

not nowever lead to alienation fror neighbournocd.
t Mive concludes that substanaard housing need not reprecent a significant
part of the housing merket, and explains various reasures that might alleviate

the probler in a mixed ec

M
Q

nomy. Al. invelve incressed state zctivity in
stheres such a3 the proauction of low ¢ost housing, {urther controles on the
private rented sector and acting as an impartial oroviaer of housing rarket

information,
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The research included in this thesis is presented for the degree cf
Doctor of Fhilcsophy in the Geography Department of the University of
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the results of such an analysis may change, DMNever
identified in the analysis are valid in that they interact, albeit on different
ales, to produce the type of relationships ldentified in vl work,

sirilarly the empirical data was collected in 1570, The =sctuzal rroportions
mright therefore vary if the exercise was repeated now. It i1s unlikely however,
that the general findings would show an, significarnt diflerencze,

Froblems of data are more varied then these terperal conziderations suggest.
At one stage in the research it was 1ntended to investiigate the zctivities of
the bu%lders who actually provided the housing under siudy. Such an
investigation would have complemented the work currently included in Chapter
Three, Unfortunately many weeks in the Tyne and Wear Archives sncewed this to
be an impossible task if sufficient weight were tc he given to the cother
guestions addressed in the thesis.

A further dilerma throughout the work has been the relative irvortance of
'radical' and 'practical' solutions to the probler of poor housing. Whilst I
nope 'radical' solutions have been giveh sufficient discussion, 1t will be seen
that 'practical' possibilities are given more erphasis in the cencluding
chapter. This is because 1 believe researchers should try =zra put back sore
practical ideas into society for the rescurces they have taren cut,

1 would like tc thank man; people who have helpsa we in the corrletion of
this work. Ray Hudson has been my supervisor and nes ccnsistently provided
congtructive criticism and advice., VPeter Taylor sirilarly has helped me in
ry time st Newcastle and Durhamr., Qthers wrno deserve mentiorn zre “um, Dad,

Ann, Dick, Jane, Feter, CUzzy and f{riends. NMrg Toris wzlk

ranuscript under trying circurstances, Yanyv, rany tharnks.

SURC provide the funds for this ren and My thanits rast be recorded
to therm.
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In Decerber 1977 there were
1 _
househelds™ -~ a net surplus

it is in the private sector

17,224,000 dwellings compared to 16,284,000
of 5.77 per cent. Also Table 1.1 shows that

of the housing rarket that the slum problem

is varvarount, More vzrticularly 1t is the private rented wector. lndeea,
while in 1976 the privete rented sector accounted for only T orocent
of trhe tetal housing steck, it contained 42 ver cent of all uni{it dwellings
Table 1.1 Tenurs of unfit dwellings 1276
Scurce: House Condition Survee 19
Kurbers are in Q00'e,

Owner Cccupled Council
NGO 7t o R
263 335,12 IS 5.79

Whiole 1t is

dwellings
. . ’ o
deslign of

standard

of

unfit in 1976 were owned by

Frivate dented Vacant Totel
Mo % Neo o
374 42,07 1=1 1%.02 T
rublic sector contsins v
I

the environme rather than with the actuzl
Only 5.79 per cent <f those houses tnzt we

local suthorities,

ars concerned witih the privatie rented sector.
& major aspect cf 4the rroblem iz thet, despite the net surylus of hous
in Zritain, the worst nousing tendes to be cecupied wnile btetter hewelirns

vecant., Although

worst housing 1is cebd atle, & rough guide is theat it is thzt housing which is
about to be derolisned - because it is sufficiently poor as to rakse improverent
impractical., It & very seldor that the demclition of an are:z is nol

yreceded by @ rencusing rrogrerme,  Hence, we have e WOrst yhiys. anl

stk iorsbited Ln'll de finmal derice, Agsin, e link with the priv=-r
renteon o seotor i s Loam, wetween 1971 and 190675 per cent of all

djercl! ticnn invelwved awellings tnot teen rented fTmoroo prLVAato 1nn 100,

1 Haziornzl Dwelling s Survey, 1978,
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G0 per cent of eall dwellings were let by privete lanclords, by 1979 this

X . 1
had fellen toc 13.9 per cent™, The secto

In Newcestle the pro

.

trivats vented sectcr accownted for 28,7 per cent of dwellingsg comrpared to
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o8 tie probler, Fzrt Two examines why bad housing actuslly exisisz, In
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Chanpter Cix). lewcastle is not untypicsl in that industirial develorment led

to the preduction of a large amonnt of working class housing for rent, Sven

o PO meve romained L ocInce o oD voiwetolry veutod unling irothe
contral srea of the cityv, a8 i3 Jound in many other Ivaushri ol
P P
T Thcs, the private rented sector in "lewcazstle was, n 1977 largsr than
4 iy ¢ - e

similarly in
industrial cities such as [anchester, Lot Hully Tzigester, heffleld

rented housing, Newcastle is an ideal location for the study of

certain cenefits compared Lo other cities for such o study, Greater Iondeon,

iz not reprecantative of the more general situation in Ungland

and Wales regarding substandard housing, =
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“re cholce of Hewcastle-upon-Tyne as an area 1

market processes, iz further Justified on account of the nature of housing
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Table 1.2, Percentage of dwellings under different tenures in urban areas
with populations greater than 200,000 in England and Wales, 1971,

Source: Household Composition Tables. Part III (10% Sample).

Percentage

RKented from:

Owner Occupied Council or Private jandlord or
new town housing azssociation
Sreater London 46 .5 26,9 26,6
Birmingham 46 .8 38,7 14,5
Liverponl 35,1 38,3% 26,6
Sheffield 42 .4 39.5 13,1
Ifanchestor 38.7 7.2 24,1
Leeds 4547 39.8 145
Bristol 53,0 33,7 13.3
Teesside 51.8 38.3 9.9
Coventry 64.8 23.5 11.7
Nottingham 28.5 47.9 B 23.6
Kingston-upon-iull 35,2 41,5 2343
Bradford £241 26,9 11,0
Stoke—on-Trent 5207 34,6 12.7
Wolverhampton 4445 45,1 10.4
Leicester 49,3 32.2 18,5
Cardiff 53.7 - 30.0 16,3
Plymouth 46.9 31,6 21.5
Derby 56.8 30,0 13,2
Newcastle-upon~-Tyne 30.5 43.4 26 .1
Sunderland 33,8 H52.9 1243
Southampteon 50,2 3%3.5 16.5

These figures are derived from the 1971 Census 10% sample., They do
not, therefore, equal exactly those quoted for MNewcastle tzken from the

1000 survey,



’

15

L,

52;00'

3300 >

’

15
|

.........

3300~

bt R e \‘(/

s Y

Q_x2473——/ . -

A

Py

_{:

{.
N

ajafaitié‘&_.’ .: S

5 ce e .'
SRR e

Gay

.
. .

 PORRS )
. L
. L . .
LR P T ) .,
A . g,
. .
. *

THE TOPOGRAPHY

~~OF THE ESFAHAN
7 REGION AND THE

—| AREA TO THE WEST

Key

= D<1500m- Agricultg{'gla
1500-2000m.

2000-2500m.

B3 2500-3000m.

]

Taa 3000-3500m.

& Urbanarea

M- Stream

122 2Spot height

~+ Contour

PE—

0 5  10kmH—

32’00




2

rece

Liverpcol, in which the Liberal Party has

Yiewecastle has always heen

)

gouncil, Ni

Conservative/Progressive Party (which have held

tly

contrnlled by

held control of the local

either the Labour or the

centrol for 16 of the 38 years

6f *he vostevar -ariod) ans in *hig serse is more revresertative of tha
natinnal roliticnl civaation,

ShroLne zholze of Mlzwcastle-euroneTyne as an area for the
study of housing merket vroccssss lles In the ethnlo cempesition of the
population, Certal Dy 15971 there was, and to a lesser extent ncw there is,
ne particoularly Jarge efthnic minority, The absence of a large ethrnic minor:
(in 1971 i

thot
the
as 1n other cities, hou;ing problems and
devprivation in genar=i are most evident in the inrner areas. That does not,
of course, imply that such problems are absent in other areas or, indeed, in
rurzl areas., 1irhe Final Zeport of “‘he Liverpool Inner Area 3tudy made the valid
point however that although, -
'they do nn’ 2ven contain a majority of those whe are
deprived, ....., they do contzin the greatest concerntrations
f deprivation in Pritain today.' (DoB, 1977a, pl)
The instigation ~f the Department of Environment Inner Area Studies and
Community Development rrojects, singling out the areas for special treatment

by central governmeni, shows a recognition ol t

in Charter Uix reinforces this spatial dimernszio
lewecastle-upon=Tyne and it is thiz area of the

anal;ysis haz becn undartaken v Doglin our anu
digcuzsion of the ways in which extlarations of

been attempted,

his fact, 7The analysis presented
n of housing nroblems in
city In which the empirical
l}rcw S noywoysr it a
the nousing murket have
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THE EXISTENCE OF POOR HOUSING




CHAPTER TWO

VALTS1S OF THE HOUSTHG MAIKET

we have introduced this work by emphasising the feact that it is more than

o

RS ch cons utez the houxing rovlen.  In many respecths,
z ool N I

however, & preoccupation with numbers is un-erstancatle on bvehall of fovernments,

Governments have an obligation to vrowvide sclutions to the social preblems that

exist, They z2lso have an initernzl oblisation te therselvesz to be seen to e
snlving these problems, Building, ifmprovement ard slum clearznce proframmes
are tansible evidence that action is being faken towawds a rosolution of fthe

usinrg provlem, Lttenpis by sczaemiss to understinng the housing marxet are
not consirained in such a2 way however, Conseguently, we might expect more
attention to the vrocesses 2% work in the market rather than to the specific
manifestations of general problems at particular times. Duncan, (1971) points
out however, that
"fzr more is known about the siructural guslity of the dwelling
stock and the way in which this has changed and been improved
than of the manner in which the housing market operates or
responds to changes in the general social and sconomic climate"
(quoted in Pritchard 1976, 1)
Until recently geographers have been particularl: guilty of allowing this

to happen. 4As Kirby (1979, pWA) Tays:

"Geozraphy has never concerned itcelf deeply with the question of
housing."

Irnstead, there has been 2 more gererzl concern with the evolution of urban
areas, and any theory as it stands is more related to urbanism in general

than to housing in particular, Two main approzches are worth meniioning -

- 4. . . . R . s . £ w2
Indicative of the morvhological arpnroach are the elements that Smailes (1993)
malieved to be essential to a wvensraphical analvsis of urnan areas;
"differences in either or poth of these irntimately related aspects of
urban morphology, function and fornm, give = basis for the rﬁc:gnltlun
of urbzn regiorns. It is the description of their nature, their
relative deTOQ tion, 2nd their social interdspendence that
constitus seosraphica’ analvsis of an urban area." (qunted in

76, o7)

Pritnohar d

/AJO
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There are many deficiencies inherent in such an approach of which the
treatment of housing is a good example. £ dwelling is not treated as being

a product of social forces and subject to political pressures, but simply viewed

i A L
i2d in termo of itg oge wnd size et netera,

¢4
C
’_J
fu
Ui
4]
}.l

as a structlure to be

@]
W
-

Indeed, =~lthough the morphclogi gtudies have produced very detailed studies
of the development of urban areazs, sce for example Conzen (1960) , this lack

of attention to the social forces that produce the spatial patterns studied

leave the apoproach sterile in explanatory power.

The alternative approach adopted by geographers is, perhaps predictably,
almest antithetical to the morphclogical approach. The ecological perspective -
arising frem the University of Chicago in the 1920's was very much process
oriented, and the subsequent developments from the original premises have been

very influential in geography.

.

Led by the triad of Park, Burgess and McKenzie the ecologists were greatly
influenced by the work of Darwin and plant ecelogists. Basically, Park
argued that as man is azn organic creature he is subject to the same laws as
govern the organic world, Of these laws the concept of competition was
paramount,

"Man competed for limited space and for access to the

most desirable location for his residence and for his

business activities, Such competitive activity was reflected

in land values which, through the price mechanism, sorted out

like types of person into similar sorts of areas." Robson (1969, p10)

Also crucial to the plant ecclogists was the concept of dominance, whereby
one species exerts a2 dominating influence upen those in the local environment,
The early ecologists saw the expression of this in the city zs the Centiral
Business District, where competition to locate in the most accessible grez

between business concerns led to rising land values near the cenire and ;

"in turn affects the disposition of other elements within the urban
complex." Robson (1963, pi11)

Directly related to the concept of dominance were those of invagion and

succession, which Burgess (1925, pS50) defined thus;
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"The tendency of each Inner zone to extend its =zrea by the
invasion of the next outer zone. This aspect of expansion
may be called succession "

whereby residential areas were invaded by business and industrial undertakings

and higher class residential zoncs were invaded by low2r income gronng,

All of the various ccncepts were united in the famous concentric reac model
of urban growth advocated by Burgess which contained five zones, At the centre
was the Loop which, in Chicago, Burgess viewed as the Central Business District.
This was surrounded by a zone in transition;

"in which invasion or incipient invasion by commerce and busin
led to a fall in residential desirability and the existence of 2
cheek-by-jowl mixture of land uses: industry, ccmmerce and business

intermingled with high density, highly subdivided residenti«l
accommodation, occupied by the poor and the undesirzble.'" Lobson (1969,p13

SRS
a

Having at one time formed the periphery of the city these houses were often

substantial, but their value, once in this =zone, was only a potential value

-

dictated by the desirability of the area for invasion by business, Consequently
repair and renovation would be unprofitable{as a result of the short life
expectancy) and the maximum revenue that could be extracted from the properties

lay in a massive subdividing,.

The third area was inhabited by the working class that had managed to
leave the slums but who desired or needed to remzin close to work, Beyond
this lay the residential zone with a largely *middle class' population in
higher class housing and,finally,beyond this zone lay the commuting zone
where satelite towns and suburbs were found up to a meximum journey to the

Loop of some 30 — 60 minutes duration,

Certainly, since the 1920's the model has been the subject of much criticism
(for 2 svmmary of these critiques see Carter, 1975; Robson, 1969), most of which
need not ccncern us here. What is important, however, is that the treatment
of housging is implicit. It is seen a2s one of three types of land uses, each
competing against each other and against the dominant land uses, commerce and

industry, for space. 4s such it ignores the concept that there are three
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aspects to housing problems. The reason for substancard housing, the social
forces in society and the behaviour of individuals in the market are all subsumed

by the parallels with plant ecology. These have been described by Abbott (1236)

Y
ur

Ch aeem to be purely thoopretical angd not roal istic!

"theories whi T z
obs (106«3 pjﬂ‘)

guoted in

5%

and certainly, as a2 theory of urbkanism and of socio-npatizal ratterns, the
D ] L ) L b

mi,

concepts used are at best over sinplificst*ions and 2t weorst incorrect. The

notion of competition betwsern rroups and betweer Iard uses g, howevar, an

<

axception that has subsequently beern sean to be uvzeful znd ~an be incorporated

into more zovhisticated anzlyses — 2 poaint o whieh we shall return in chapter

Yor comprehansiveness one must mention two other schemes of urban land use
that have been given some attention by reographers -~ the sector scheme of

Hoyt (1959) and the multiple nuclei scheme of Harris and Ullman (1945).

u

Hoyt, after an examination of residential rent patterns in ¢5 American cities,

ction was thne controliling influence upon iand use rather

ir

.

concluded that

1]

than distance from the centre, High qua}iﬁy residential areas, for example,
did not spring up at random on the edge of cities, but once established near
the centre expanded along lines of communications to produce a sector.
Similarly, industry would expand along communication lines in one direction

producing another sector and so on,

fazrris and Ullman's multiple ruclei model represents a further step away

from the gereralisations of Burgess. 'They note that rmest urban zrezs do not

rrow from 2 single rmaclei loczted 2t their centre oui, rather, are formed
from the fusion of zaverzl originally distinct nueclei, Vory simply, these
nuelel would becore specinlisz sz prowth contimied and the spntiz)

arrarngerent of urhan arezs would be dependant, not upon distance or direction,

hut upen history.

f the three mocels 17 will be seen that the most rezlistiec doseription
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understanding the housing market we would be well advised to look elsewhere.
As we have said, treatment of housing in all three models is implicit rather

than explicit, allowing Kirby's statement (quoted above) to stand.

Economists as well;

"have found the city in general, and the urban housing market
in particular, a peculiarly intractable problem" Pritchard (1976, p12)

However, Kirwan and Martin (1971) make the point that the housing market is
an economic system with housing allocation related to, amongst other things,
income and price., Therefore, they conclude, an economic approach to the
problem of modelling the housing market is justified. Nevertheless;

"The economist armed with his kit of familiar tools is likely

to be confused and bewildered when asked to dissect the city"

Richardson (1971, pi4)
Economists have, however, produced a voluminous amount of literature concerning
resideptial location decisions and the housing marketi Those which have received
the most attention are what Hoover (19648) has named the 'access/space trade off'
models ,of which the scheme advocated by Alonso (1964) is the most famous.
Such models adopt a micro—eéonomic approach with the household as the basic

utility maximising unit.

Essentially the model is based on the (undisputed) fact that each household
has at its disposal a certain amount of income which places a restriction
on potential locations of the form:

"Individual's income = land costs + commuting costs + all other expenditure"
(Alonso 1964, p19)

Given the constraint of income however, the rich will tend towards the
outskirts of a city where land is cheaper, buying more units of land but
using more of their income upon travel. As Alonso has stated,

"it can be shown that, given two individuals of similar tastes,
both of whom prefer living at low densities, if their incomes
differ, the bid rent curves of the wealthier will be flatter
than those of the man of low income, Therefore, the poor will
tend to central locations on expensive land and the rich to
cheaper land on the periphery. The reason for this is not that
the poor have greater purchasing power, but rather that, at any
given location the poor can buy less land than the rich, and
since only a small quantity of land is involved, changes in its
price are not as important for the poor as the costs and
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inconvenience of commuting. The rich, on the other hand, buy
rreater quantities of land, and are conseqguently affected by
changes in its price to a great dezree. In other words,
because of variations in density among different levels of
income, accessibility behaves as an interior good." Alonso (1¢

O
fOAN
)

N
.

i) e 4
Phat 1g,

"the rich are price orlevteld where-g r'ne poor ove o302 tion

nriented" flonso (1044, p1092)

Tthourh such 2 bLriefl descrirtion of the rodel does not do it Justice, certzin

rerits thet it nosnesges are imm-dintely strikin-, kirb: (1a79) roints to !

3

ct that it ties up with »=3tabiished work such zs= the rural lani use zanalys

o

i

rrovided by vorn Thunen, while Pichardson (1977, - KL) finds a2tirzcotive
"its empnasis on & hourenold's retional calculationg of z ciinice
e 1

between more space and/or chezaper housing on the on

shorter Journeys to work snd greater aceosszibility on it
Murther, the same author notes thzat the price of transportation to the city

centre does increase with distance from the centre while site prices decline
with distance. Kirby (1979), on the other hand, points out that the analysi

is concerned with land and not housing, and empirically it can be observed

th

[$V)

-t house prices do not decline in price ‘rationally’ from the centre,

azsuming equal amenities of each dwelling.

Further criticisms can be levelled at the model. 4s Richardson (1971)
suggests, the mode! tecomes much less convincing if the assumption of
centralised employment oprortunities is relaxed and hence, in principle at
least, transport costs are less in some peripheral areas., VPrrhaps even more
damning are the aszumptions that individuals have freedom of choice and near

parfect competition, XNeither assumption can he zzitisfzaciorily substaniiated

S

Rirhardson (1971) points out that in many cascs there may be a time constraint

npon a household as it chooszes z dwelling., rurther, within an urban system

location may actnally he physiczlly constrained, in the way discussed later
Zhapter rive, due io the necessity for proximity to work. In this case loca

is 2 matter of constraint and not choice, Harvey (1972 also ronsiders the

matter of choice and suggests that models of this type discount the

o

)

some importan

¢
ct
b1

monorolistic nualities of spac

respacts, He assumes a given



number of houses and households in an urban space and ihen considers the emergence
of land use patterns to be a sequential space pecking problem, drawing an

analogy with filling seats sequentially in an emphty theatre. The first entrant

nas 2 cnolre of all n eeatg, tThe “econd = 1 21rg @0 on untiyi The [agt o entrant,
ae no conica, hut rmet doke the onin vaesnt s=at, Ly oagousins thnd o tre

kS
T
o+

housires murket ia entered in order of bidding power, then the poor ars o

hai S S

he found Toruted (v thie housings that is left aTter riche~ rouns have eyercised

their cnoine,  denece, Treeldaor of cholee iz 2 tenuous concept on which to base
7 motel of urian proosrnes,

class municipal estatez on the paripher. of cities. Further. 1 we onty

-

consider cwner occupiers, there is evidence that the utility meximising
behaviour of the household is not only related to zccessibility/space trade
offs. As Richardson (1971, p26) states;
"in the vast majority of cases the location decision will be
ultimately determined by choice of a particular house rather
than by choice of location near work",
. . . -
while in the Ui, stegman (1969) found that;

"the moving behaviour of approximately four-fifths......(of 2z
survey of 841 families moving between 1961 znd 19A6)......0f
the households is beyond the jurisdiction of the accessibility
orientad location nmodels,”

Indeed. the survey suggested that;

od cons

"o izkhbourhe
decizions of suburban families than wers conziderstiona
1

Arcessinility and, to a

~ - . i - . _ {4 3\
waeliing uniis themselves,"  Stegman (15967

(S N \ o L 2 ST R, P R, P U Y IR 3 P
IYJ.ChTE.I‘dSJﬂ (1(77, To4y r;\,tufnptﬁ o JJACUT'T“)Fr‘;tr.‘ SUCH CCII.;.L-I‘ETrxtJ:Dﬂn ino=

madel of residential locatinng Lakine the form
"
Ve
R
R nm
a, Y, = Jn o am
iTi m .
where a 7 iz the am-auant that a hougehold will epend uparn 2 houge, o ie
ar. inday o of anylpagyeans ] 1l i“'," i Top A Adis~raroo T bym s T by
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to location m and g is the guantity of housing pirchased st m. J and K 2re
m

constant and e is the usual Haperian logarithm, Futn (1969} «lso allows for

;

%]

the effect of preflerence varietions and incorporates otner variables such a

ST A of r"" tho Fid ordiae Ay beasimine and

Aifferent boavze tyrvec, suonl, g2 } :

norising 1and et eeteps,  lowever, while Hellbroper (07700 ixo AVOaTenta o]
in statins th ¢ 'rigor Tt tlas, alse oartisty che Thedb o orersines

that thers are =wany obrxorvatle srzdia) pidseomms whinn *he rog-lorsiesl coonosice
models do not ihequnTely deenribe,

Farthoroe-o o the notelz do not exnisain tne avigtonce of

and nence,

- 4 - - 1~ ~ ~ +- -~ - R - -
At hest, can oanly desorite the processe at a
superficic? level, The rorsiderziions ooonn

only describe what happens =and not why such

approaches are useful in that they emphasise the fact that some decision making

4

process occurs ai the housesheld level and that for different income grouns the

joF

constraints upon that decision are diffsrent.

LArn alternative to the micro-economic appreoach of Alonso, luth =t al is
provided by the probablistic approach of 'social physics'’ (¥irwan and Fartin,
1971) - spatial interaction models which utilise the gravity model (& term
considered wy Senior (1973) to Dbe outdated and misleading) and entropy
maximising (Wilson, 1967) which relates macroanalytical technigues to micro-
situations (Wilson, 1970). Many formulations of the basic model exist (iowrey

1963, Wilson 1969, Crivns and Foot 1269, Batty 1969, 1270, tchenique et al

1969a, 1969b) which at

o
+

g most hasic levels is concerned with the dis<ribution

9]

of the total number of nonseholds to residential arezs ugine the basic formula

where T, . iz the 1otal rumber of peopnle Tiving in sres 1 =z workineg in g,
i3 ST

W
Ei is the total emnloyment in j, .. is the inter zons movement cost and B,
v

is a normalizing factor, Using the entropy ma-inising methois the sauation

can be derived to yield
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where Ai’ B,, 0. and Di’ 1] relate to trip constraints (Kirby 1979, Senior 1973).

In the present form it rmust be accepted that the model tells us very little
(if anything) new about the work ~ = of the housing market, household location
being deverdant urorn Joirmey to o wnrk and the protahility of movement between
areas I and j from heme to work, However, the model has been disaggregated
(Wilson 1970, Crirps and Cater 1971, “enior and Wilson 1973, Baxter and
Avthony 1971, Openshaw 1974) o provide a more realistic model of the workinss
of the housing market, talinc ccoount of such P)ctorx as type a2nd price of
nousing, income, eren atiractiveness ot cetera, lHowever, while the increasing

mathematical sophistication of the

i1 may produce more accurate results,

{although Senicr (197%) nctez that =-pirical testing lags far behind theoretical
\ = . ; !t £ é

development) and hence may prove to be of use to planners (Kirwan and Martin, 197
p N I ’

P

it does not form an explanation of the workings of the housing market. As

i
(1974, pp20— l) has stated:
"These models are concerned with residential location, not the
cperation of the housing market,

The use of various income gfoups and housing types in the disaggregated models
does, however, lead us neatly towarids =z FQnsideration of the sociologist's
contribution to comprehension of the housing market. Pritchard (1976) notes
that the sociological significance of housing is fully establisghed, and a

=

correlation between social status and quality of dwelling has long been

N
\

recognised (Chapman, 10555,

The recognition of the significance of housing conditions is also to te
found in many studies of communities (Bott 1257, Willmott and Young 1957,
Collison 1963, for examcle), ®ut perhaps the most influential contribution
towards an understanding of the workings of the housing market begins with the

imsdel of housing classcs develo:ed by Rex and Foore (1947) and Rex (1968),

The model 1s an attenpt to incorporate senerally acrepted premises of
scciological theory into a model of the workings of the housing market

(rritohard, 1974) ani starits from the premise that society consists of £Toups

1)



and individuals in competition for scarce and desirable resources. Assuming
that everyone desires suburban housing Rex suggests
"that the basic process underlying urban social interaction
is competition for scarce and desired types of housing"
Rex (1566, p2id)
and that individuals are distinguished from each other by their ability to
obtain these resources. Rex continues:
"Max Weber, it will be remembered, relativised Marx's view of the
nature of social classes by suggesting that any market situation,
and not only the labour market led to the emergence of groups
with a common market position and common market interests which
could be called 'classes'. We need only qualify this slightly <o
include groups differentially placed with regard to a system of
bureaucratic allocation to arrive at a notion of ‘'housing classes'
which is extremely useful in analysing urban structure and
processes”", Rex (1968, p214)
Empirically the concept has to some extent been verified by Barbolet (1969).
He found, in Kent, that although the occupations of clerk and manual worker
provided different degrees of access to the owner occupied sector of the
housing market, neither offered sufficient rewards to procure a range of desirable
resources such as housing, good access to work and other amenities, That is,

despite the superficial differences in their positions, both were placed in the

same relatively deprived situation,

In Birmingham,Rex (1968, p215) identifies seven classes;

1. The outright owners of large houses in desirable areas

2. Mortgage payers who 'own' whole houses in desirable areas
3. Council tenants in council built houses

4, Council tenants in slum houses awaiting demolition

5. Tenants of private house-owners, usually in the inner ring
6. House owners who must take lodgers to meet loan repayments

7. Lodgers in rooms

=
0

in the Marxist model of class, relationship to the mesns of production
is vital., In this model,qualifications for a mortgage or a council tenancy
are central to the class struggle for housing. Although the allocation

of mortgages and council tenancies are based upon different criterion, neither



are universally available,

"go that either position is a privileged one as compared with
that of the disqualified." Rex (1968, p215)

Class consciousness amongst the members of housing classes can become blurred
however,and the existing system becomes legitimated by the possibility of
movement between classes, This, in Kex's view, tends to transform the class

conflict into a status system in the view of the participants,

The model obviously represents an important departure from models and
theories based upor: income and access only., Criticisms can be made however
(see for example, Richardson, Vipond and Furbey, 1975). In particular, the
assumption of a collective goal of suburban owner occupation is a debatable
one., Also, it has been stated that,
"any theory of housing as an allocative structure must explicitly
incorporate the economic processes of the housing market."
_Stewart (1973, p209) »

and here some link in Rex's thecry with income and a more explicit statement

concerning the position of institutions in the housing market, such as

building societies, developérs and government is needed,

A similar classification based upon the means of access, rather than
current housing situation, introduces such a link, Pahl distinguishes five
housing classes based upon capital differentiation:

1. Large property owners and capitalist speculators

2., Smaller landlords

3a. Owners of sufficient capital to own their own houses and owning

3b, Owners of sufficient capital to own their own houses and renting

4, Those who must rent

Unfortunately the concentual strength of the classification {quoted in
Murie, Niner and Watson.1977) is the empirical weakness. The concept of those
who must ren£ is a useful one if we are to understand differential access to
housing and to other resources (due to the spatial uniqueness of a dwelling),

but it is difficult to tell if those who do rent must rent, (Murie et a1,1977).
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What we have seen so far is that the various approaches all appear to have
some merits, but none satisfactorily explain fully the workings of the housing
market, It is interesting to note however, that the model of Rex's;

"emerges from an attempt tc make sense of the

ce
underlying Burgess's theory of urban zones." Rex (

j;6§, p211)
Certainly what we can see in most cities is that the poor tend to live in
the worst housing and the rich tend to live in the besi housing, Apart from
pointing to economic power as an explanation (and obviously this goes a long
way) we cannot say exactly why the patterns exist ahd what more subtle

mechanisms reinforce the overriding constraint of income,

Cagtells (1977, p146) has observed that the housing crisis is characterised

by the fact that;

"it affects other social strata than those at the bottom of the
incomes scale and that it even reaches large sections of the
.,middle strata better placed in other spheres of consumption,
but unable to escape the housing shortage...... This shortage
seeees COTrresponds to a relation between supply and demand,
itself determined by the social conditions of production of

the market commodity in question, that is to say housing.,"”

In many respects, unless the market functions fairly and equitably, then
even in a net surplus situation there can be an effective shortage in some
sectors dvue to the mismatch of supply and demand. Council house waiting lists
are but one example, and the fact that there still exist homeless people

another,

"Any analysis of 'demands', 'needs' or requirements ...... expresses
subjective or ideological commitments". Donnison (1967a, p1)

and this leads us towards a consideration of the 'political economy' of housing.

The political economy approach represents an attempt to understand the
processes at work in one sphere from the social and political economic
structure of the whole urban system, Put very simply, any urban system is
not in a state of equilibrium as neoclassical economist models would imply.
It is in a state of permanent disequilibrium (Harvey, 1973) and this is the

result of a mismatch between the concepts of need, demand and supply.
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It has been observed that:

"The social concept of need and the economic concept of demand
are two quite different things," Harvey (1973, p154)

and because, in the private sector of the housing market,;households bid for
housing and occupation is based upon the outcome of the supply-demand

relationship, then we can say that allocation is unrelated to need. (Boddy, 1974).

Yet, the political economy approach, by emphasising the overall structure
goes much further, Apart from focussing upon market disequilibrium ity
"focuses ON...... the access of households to scarce resources
and the effects of housing allocation on life chances and the
distribution of real income. The social-gpatial divisiveness of
housing systems is emphasised, the nature of classes in the
market examined." Boddy (1974, p38)
Such an analysis is far more penetrating and involves a consideration of many
of the institutions in the urban system. The benefits of such an approach
seem to be that the behaviour of the individual households in any market

gsituation can only be understocd once the cperation of the whole structure

of the market is satisfactorily comprehended.

Kirby (1979, p21) notes that;
"housing struggles relate to the class struggle"
but believes the problem for researchers to be one of emphasis. He poses
the question;

"are we keen to explain the social system, or to shed light
upon the housing system?" Kirby (1979, p21)

and decides that it is the housing system which is most important., The
political economist view as stated above however, is that without
understanding the social and political economic structure, the housing

system cannot be understood.

It is safe to leave this discussion here rather than to delve too deeply
into the methods and concepts of the political economy of housing approach,
The basic approach adopted in the ensuing parts of this work is that of
political economy in that the social and economic and political context of

housing is investigated before we turn to the actions of individual households
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in the housing market, The basic principles will therefore be discussed as

appropriate,

One further approach should be mentioned briefly however. Although it is
not normally explicitly linked with the political economy approach, behavioural
studies of the housing market are in many respects complementary to it. This
is because the way in which individuals act in a given situation is governed
not, as geographers have traditionally assumed, by the physical environment
but by the behavioural environment, and the way in ;hich economic and political

forces interplay will clearly affect the behavioural environment,

The origins of the approach lie with Kirk (1951, 196%) and Lowenthal (1961)
who both advocated the distinction referred to above., The 'phenomenal
environment' 1is the external real world as it exists, while the behavioural
enviropment is the end product after the facts of the;phenomenal environment

have been organised and evaluated by the individual.,

From these beginnings the approach has developed with notable contributions
coming from Wolpert (1964) producing a specific case study, and Pred (1967),
introducing the concept of satisficing péﬂa&iour into location models, In
urban studies the approach gained ground due to the failure of factoral
ecologies to explain the ways in which specific spatial patterns were created
(Bassett and Short, 1980). By directing energies towards individual
households as the decision making unit however, the way in which spatial patterns

evolve, given the social, economic and political system, can be explained.

Much of the work produced by behaviouralists will be introduced in Chapter
Eight when we consider residential relocation, given the constraints of the
social system. Here however,we can illustrate the type of consideration upon
which the behaviouralists focus. Michelson (1977), for example, investigated
the way in which people found their dwellings and was able to demonstrate
that different housing classes adopted different strategies. Indicative of

this was the fact that 75 per cent of house buyers inspected at least seven



-2%-
dwellings during their search, while only 33 per cent of ihose nmoving into
an apartment adopted such a lengthy search. From this we Zain the impression

that models of location based upon ratiornal man, or upon some common form of
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allocztion of housing take us a long way towards explaining the tous
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rrornlem, These relationships and concepts involving '

rational man' however,
carnat fully account for the worst housing being occupied in a housing surplus
siteation, Hence we must turn to the way in which inhabitants of that housing
perceive the market, given that its basic funectioning is exnlained and is imposed
upon these groups., This, therefore, is the approach adopted in this work and we

shzll examine the behavioural approach more fully in Chapiers kight and Nine,

Hiyet hoyever, we turn to the existence of substandard housine,



CHAPTER THREE

THE DUAL NATURE OF HOUSING

The most striking aspect of the housing problem is that of poor physical
conditions,and in Chapter One we examined data which showed that 4.5 per cent
of all dwellings in England were actually classified as being unfit for human
habitation, Such a situation cannot adequately be explained solely in terms
of the failure of housing programmes designed to improve or renew the nhousing
stock, although clearly, given sufficient impetus such programmes would indeed
rectify the problem temporarily. To understand the reasons for the existence
of these dwellings we must examine the nature of housing itself and the nature
of the social, economic and political system in which they are allowed to
exist, Our starting point for such a discussion is theat houéing is no ordinary
good, but rather,has a dual nature., It can be seen as a commodity to be
produced for profit and sold in a market situation or it may be regarded as

a right of citizenship to be produced and allocated by the state for the

benefit of 21l members of society.

This polarisation of roles is reflected by the fact that in the vast
ma jority of nations the housing sector is a mixture of public and private

activity.

"The nature of the mix varies greatly from nation to nation
but the role of government is substantial even in those
countries which generally allow the market place the greatest
freedom in making economic decisions." Smith (1971, plO)

Certain points arise from this dichotomy which require some elaboration.
What, for example, is a commodity and is a dwelling a 'normal' commodity,
given that it usually changes hands many times during its lifespan.
Although guilty of using a definition out of its' intended context, a

commodity may be thought of as a thing whose qualities enable it in some

way or another, to satisfy human wants. (Marx 1946). Evidently then any
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dwelling, albeit produced for profit, produced to flfil 7 s00ial need, or

a

2 mixture of both, is a commodity.

The production of commoditicon hnaop hosssorandba i = 4 ~ertain
fundnmental social relationships. Mirsit, » ~omoodi-r w7a 7 wse-value - the

utility of the object to any potential cornsum~r., % 2lzo h=3 an exchange
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ects of 2 commodity'es value getftermins its de-uisisior ard subhzesu

Harvey (1973, p155) quotes Farx:

"The commodity is a use valuz, but a5 2 commndilty 11 is
simultaneously not a use value for its owner, thas is,

a direct means for the satisfaction of his own needs.

For its owner it is on the contrary a non-use value,

that is merely the thysical depository of exchanse value
or simply @ means of exchange. ......The commedity is =2
use value for its owner only so far zs i s an exchange
value. The commodity therefore hzs still to becoms 2 use
value ,.,.... for others".

-

ot

There are in any society, however, certain groups who czannot procure the

use of a particular commodity simply because they do not have the use of

sufficient other commodities or resources which they can ew¥change, That

o.

F

is, they carnot pay! 1In a pure marke®t siitnatinn two prircipal solutions
to this problem can be envisaged. The supplirrs of commodities for exchange

- . 5 -

may perceive that there is a large group providing a demana for the use of a

A%

commodity which is not being met. They may decide, therefcre, to produce a
sufficient quantity of that commodity which fulfills this demand - a similar
commodity with a lower exchange value, 'Thiz however tenas net fto hapren.
Hzarvey (1273, p154) is but ore who has nated that:

"the social concept cof need and the cconocmis concept of
demand are two quite different things,"

Consequently the alternztive 'market solution' to the oprotlem tends to manifest

-

itself - unmet demand and an ignoring of the sroblem by those who nroduce
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commodities.

With some commodities this would produce relative hardship, maybe even
resentment, amongst those groups who do not obtain the use value of commodities.
Housing is not a ncormal commodity however. As welyi as being a corrodity as
described above it is also a 'need' - everyone must iive sorewhere. The
market solution would consign large groups of people %o hovels and slums, the
like of which Engels, Mearns and Dickens wrote. Folitically, as well as
socially, this would obviously be an explosive situation and so, with a

commodity as important as a house, the state is faced with no alternative

but to intervene in the market to ameliorate the effects of that market upon

the poorest groups.

In Britain the state has intervened in many ways wnich have regulated the
private’ market. The most striking way however, has beén its direct
intervention in providing houses which are owned by and rented fror local
authorities. Whereas at the turn of the century virtually all housing was
provided and owned by private individuals - in 1914 approximately 90 per cent
of all houses were let by private landlords, by 1976 the public sector
accounted for some 34 per cent of all dQelling units in Great Britain., In
Newcastle-upon-Tyne the trend has been equally strong. Before 1920 the local
authority had corpleted only 622 dwellings, but by 1973 this figure had
risen to 40,953. In percentage terms, 42 per cent of 211 dwellings in the
city were council owned in 1971, and redevelopment of privately rented areas

since then has mraintained the upward trend in council hcuse provisicn.

As suggested, this state intervention is not performed sirply as a
magnanimous gesture to those in need, In Britain, the ideclcgical leanings
of the Latcour Party, which has done most towards the provision of the services
of the 'Welfare Ztate', are undeniably such that the state would interfere in

the private market to ameliorate the worst injustices that it can cause, But,



the explanation of continual intervention in Britain, and in nations with no
b 13
similar social(ist) democratic history is more fundamentally rooted in the

structure of society.
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) mards ztate as bteing 2 product of the social division

of labcur and this division is itself a product of the capitalist system, with

~z20ita) a2nd labour diametrically opvosed to each other, luch of the argument

ot

surrounding the state and the rationale for state intervention is bound up

with the process of capital accumulation and we must briefly outline the main

thesis of this.

Unce the capitalist systew has evolved, the capitalist uses his carital
to make profits out of commodities which he sells, OUwnership of the means

of production (acguired through the ownership of capital) enables the

H

capitalist to appropriate the surplus value embodied in a commodity., For

“arx, the accumulation of capital wzs a driving force in society.
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rive to zccumulate more and more capital alsc creates many
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the contradictions inherent in capitalist development which are expressec

pariodic crises.

"
)

It is the state that attempts to prevent such crises., n liberal
capitalism,
"the organising principle was that of the market, which gave
rise to a class polarised society and to (the) endemic
nconomic crisis tendencies” Scott (1979)

anrnd the role of the state

"wzs to provide, where necesgnry, the preconditions for
ontinuing capital accuimulation" iudson (13877)

in tne private sec~for. The state

"did rot (kow~v~ri directly vep 2 market mochunisms ovr

ise
engage in production." iudson (1977)



In late capitalist societies, conversely, the state is exrlicitly

interventionist (0Offe, 1275). Miliband {1947) rescognises an eccnomic

elite and a buresucratic elite in society, both of which have common backgrounds,

and Interest.  Thee Luresanceratic elite controle the machinery of
. : ~ . . - ~ ! g N
fovernment - that 1z, rerforms the duties ol the st-to,  fandel, (197%)

considers theo trree main functions of the interventinnalist stzte o bhe:

e

crovizian of the faneral conditions feor produstin which cannot be

tivities of the members of the dominant clazsze, That

i=, to zvnid the aoccurence of econemic crises asz d2ueri

. — 4 o axpes Y T o) o~ P 2 R T R
thireat to the preveiling mode of nroduction freom the

dominatea

C %

It is the first of these which led directly to the use of the interventionalist

stzte
"in resyonse to the requirements of accumulztion and lezitimisation
in the nineteenth and early twentieth centuries.'" Hudson (1977).

such a state is differentiated from the liberal version

by the incl

usion of a productive mode of intervention (to
supplement the

allocative mode)", Hudson (1977).
In such a way the state is able to de-commodify goods which the private sector

finds it unprofitable to produce and which are generally regarded zs needs, By

5

so doing, in late capitalism economic crises can in faci ajvezr to be resclved.
But in fact, they are merely displaced to the political lesvel. iz Hahermas

(1976, p4b) says
"the activity of the state cannot compensazte |

falling rate of ;rofit. It can at best mediate 14, *hat

is, itself consumzte it by political means”

"The state can regulate the crisils of 2 market =conomy, but only
by creating per51ktnnt administrative and flucai crises for
itself." Scott (1979).
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and this is clearly the situation that is born out by thes evidence of all
late capitalist societies. As PFandel (197%) de=scribves, not only does the
+ - b4 W

state take on the function of providing the infrastructure for continued

Lol L bl dccumulsabion, DUt Looee 18 A180 1 tornaency tows on Cregter amounts of
rinT amd towards a zocialisction of 'he costs o losses in

5 crowing number of productive processes,

3

e sane azuthior also considers the growtn of socizl democracy, With the

eetry of gsignificant numbers of workin: claszses rerresentetives to the
"mourgeois parliament', the politicerl domination of capital was rradually

irsnsferred fron parliament to the upper levels of the state adminstration,

e . \ ~ ,
Filiband (1943) considers to for: rvart o

2
szfeguard the domination of capital, at the seme itime enhancing reproduction
of tne ans of vreduction by assuring the rnrsica’ reconstitution of the

In terms of housing, the state, even with the ideological leanings of the
labour Farty, has been at pains to ensure that the conditions for providing

exzmines the

rrivate housing for profit have been mzintained, Smith (1
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conditions that are necessary for a private component in the hous ctor
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to function. First he notess that the sector
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g heavily devendant upon the
existence of a set of laws, inztitutions anc public asencies - the

supersiructure identified by Mandel - for the conditicns of oroduetion and
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sronangse to he mal

bained.  amonsst ihese canditinne he zpenifies. the

sapers i recognition of vroperty rishts, thne exigtence of flinancial

institutions such az puilding zccietiess to Tubr Lre evelarnre sysien
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nromosition (sucn as roads, education et cetera), whicrh the private sector
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cannot adequately fulfil while obtaining the necessary profit and still being

able to sell houses.

The state ensures that all of these (and many more) conditions are
fulfilled, even intervening to the extent of building and retaining ownership
of a third of all dwellings. As we shall see in the next chapter however,
only once has the private sector of the building industry been seriously
threatened = in the years of Labour administration after World War II. 1In
fact, generally it is the private sector which actually builds the dwellings

for the state - at a profit to capitalists.

The relationship we have described between capital, labour, the state
and the many institutions which operate in the housing market determine the
outcomg of the market situation and allow us to expléin thé existence of
bad housing. There are many groups,each of which is involved in the market
for different reasons and which have different motivations., Given the
dichotomous nature of housiﬁg,it is worth putting the actions of these
groups into some perspective relating to the concepts we have thus far

introduced.

MacMurray and Shoults (1973) present a behavioural analysis of the
housing market which differentiates between demand groups and supply agencies
on the basis of their behaviour. Table 3.1 shows the main actors that they
identify. There are certain parts of their analysis with which we may
disagree. The goal of the large private landlord for example, is in their
view, 'provision of responsibility to the community.' This assigns to the
private sector a function that we have said is taken on by the state, because
the private market does not have the ability, or more particularly the motive,
to cater for it. Nevertheless, the simple identification of significant
actors in the market is a useful step, enabling their inter-relationships

to be examined.
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Table 3,1 Actors in the housing market

Controlling agencies

Local Authority
Building Societies/Tipancs Trntititisns
Central Government

fctors in the demand process ;~tors 1n the suvply process

. - A
(Per:te sector,

Upper income
Middle income
Lower income

The actions of those forming a demand for housing are more ezsily understood

than are those of the supplyving znd contr~"ling arenciez.,  Juite zimply, they

wish to obtain the use value of 2 dwellin: ani Yo do =0 theyv excrange monay

for that use. The amount of money that they have at their disposal largely

determines the quality of the dwelling thz:t they obtgin, Hence, we obviously
.

expect the most affluent groups to inhabit the 'best' houses and the poorest

groups to live in the 'worst' dwellings.

N

This simple situation is made more complicated though by the existence

of the three distinct sections in the housing market - made up of owner

occupation, private renting anrd council renting, As z ~eneralisation it

is fair to say that the owner occupied sector iz the moszt desirable for the

1]

actors in the demand preocess. IApart from aliowing 2 return on the initial
investiment in the form of reszie, Simmie WQTA) snows tnat financial henefits,
in the form of tax relief, make owner cccunztior the most heneficial form of
tenure, Ideologically too, there is a naticnal acceptance of EBritain zas x

nroperty owning democracy and all priitic=sl perties gsirive to ercourage

owner occupatinn.

A< we have said, the owner occupier obtzins mnre than the uge wvalue of

his dwelling. He buys it outiright (usually with the helyp of a ioan from

a building society or some other financial institution) znd consequently



igs in a position to realise the exchange value of the dwelling at some future
date. The owner occupier's dwelling is,then, part of his wealth. In the private
rented sector demand is simple. Here, the tenant pays only for the use of a
dwelling. The exchange valuz of the property is not his to be realised. Instead
it belongs to the owner or landlord, whose objective iz almost exclusively one
of profit. This sector may, then,be seen as the least attractive for those who
create the demand for housing. Cox (1976, pp 69-70) observes however, that:

"The decline of the accommodation provided by the private landlord

has meant, then, the threat of removal of the chief roof over the

heads of the people about whom mainstreem society, well organised

in its public and owner occupied sectors, does not want to know -

coloured, poor, mobile, young and old. Local authorities, as the

bodies mainly responsible for the destruction of the low cost

private housing market, (by slum clearance), have a duty to see

that there is low cost housing for those who had previously

relied upon the private landlord."

The ¢ouncil tenant might seem to be in a similar position in as much as

he also only pays for the use of his dwelling., However, the local authority
is,in theory, not driven by the profit motive as strongly as is the private
landlord. Furthermore, althdugh gsome control exists over the private
landlord and the condition of his propertx, the council tenant is protected
by building and maintenance standards in the public sector. Although 'problem
estates' are a2 very real phenomenon, the physical standard of a local authority
let dwelling is reasonably assured. Unfortunately the groups that one would
expect to constitute the demand for this sector are not always well catered for.
Cox (1976, p 68) further notes:

"For the poorest, council tenancy was simply out of the question.”
Given the supposed motive of local authorities this seems somewhat paradoxical.
It appears even more perplexing when we remember that the whole 'raison d'etre'
of public housing was the provision for the working classes. Indeed, until
after the Second World War the law required that local authorities provide

housing only for the working classes. This obligation was removed by the

1949 Housing Act.
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In addition, the massive growth of the public sector has led to a

commensurate growth of housing administration as a 'profession' and this in
turn has brought bureaucratic procedures making access to council housing
increasingly complicated, involving subjective Judgements by housing officials
upon the quality of prospective tenants. Grey (1976) examined the allocation
of public housing in Hull and found many injustices, while Blair (1970) is led to
the notion of an 'elite poor' who gain access to council housing. Taylor (1978)
is more specific and examines the pattern of 1etting§ on a problem estate just
outside Newcastle, under the jurisdiction of North Tyneside Housing Depariment,
By so doing he identifies different power groups in the public gector who gain
access to the most desirable housing. Although ability to pay is no longer an
explicit criterion for allocating households to houses, the overall effect is

remarkably similar to that in the private sector.

’

Demand in the private sector is split into groups which gain different benefits
and incur different costs from the use of various dwellings. The most affluent
stand to derive the most benefits for their investment, and the poor generally

incur the most costs in relation to the benefits they extract from the housing

market. Indeed, Cox (1976, p 70) concludes that,

"the problem is not simply a housing problem but a
dimengion of the poverty and inequality syndrome.,"

Why this should be is best illustrated by examining the motives of the groups
regulating the supply of dwellings in the housing market. In the private

gector two main groups regulate the supply of dwellings - developers and

landlords. The actions of developers and builders are explained in this work

by reference to evidence produced in other studies, At an early stage in the
research however, it was intended to invesiigatie the sctions of the btuilders

that produced the housing that is now regarded as substandard in Newcastle-upon-Tyne.
The potential benefits that such an investigation offered to our discussion of

the existence of poor housing per se were twofold.

Wiretlr, +the vocnlte A9 oneh werk wendld erarle 50 40 er=lain +he qetiane



-34-

o

ef the builders in their own right and hence understand why what is now 'poor
housing' was originally built., It must be remembered in this context theot

not all housing builg prior to the twentieth century is now ragzrded as

avvhatandas S;Tﬁij.’»\ﬁ"-’\!i rint 211 housirco il t tadass TY L Fhaa b A f -
auhetandard, imilariy, not all housing i1E todan .
rart of the housing problem in, say, €0 years Lire.  "hooowr il the wotions

of the builder/developer in the late nineteanth cer vy won'n theref
historicnl perzpective to the problems survounding the - oli-tion o

housing.

Secondly, as we have sald, a house is rot 2 commedity in the rormzl sence

of that word, The subseguent changes of ownsrshin in v

Lt ie now Yoo r Bous

following its initial building and the imrpacts on the quzlity of that necusing
stock must remain a matter for conjecture, although cloarly, the effect may

have been of considerable importance during the house's 1life. In relation to
’

privately rented houses, however, the gquality of the houring relates in

important ways to the unprofitability of improvement for the landlord and

this will be explained below,.

Definitive information on these iwo aspects of the eoxizienze of

could only be gzained by a detailed empiricszl study of 2 periic Jar area znd
would rel: hezvily upon the documentary evidence held in the conveyances =nd
rate books of specific properties. Such an invsstigation was started and the
Town Improvement Committee minutes for Newcastle-upon-Tyns wers examinod for

the years between 1850 and 1910. This enabled 2z significent number of building
comnanies to be identified who were building houses in a2 pileot ztudy area during
the late nineteenth century, (This area was tre lzst part of the Byker zrez to

be redeveloped.)

1] £ the=e builders were, nowever, sTall orivate ~Aarieorna ~ ot Al D
Al oL VTs 20TCaTNS ToOT wWAC Tnere G1Ss

tha=e builders were

L

o doenmentary evidence relating to their building procedures or to their

financial circumstances, It waz therefore impossibie 4o defermine the standards



to which these dwellings were built or the profit embodied in the dwelling from
such a source, Conveyances and rate books of course, would provide something of
an alternative source for determining the quality and cost of a dwelling. The

Tyne and Wear County Archive holds; however, only a small sample of both for
Newcastle and the collection is spatially random and temporally restricted to a nne
year in ten sample. In short, the information for such a study was unavailable
(within the time constraint of this research) and hence, secondary sources provide

the main evidence for our argument here.

Developers supply the market with, amongst other properties, houses in order
to gain a profit which is acceptable to them. That is, they invest capital to
obtain more capital. Clearly this requires a realisation of the exchange value
embodied in the commodity but, more crucially, it depends upon the rate of
profit. Most building firms do not only build houses. 1In fact only 40 per cent
of building work is providing dwellings. The rate of profit of course depends
upon *he production process per -e., Building offices, due to their value and
factories due to their speed are more lucrative sources of capital accumulation
for the developer/builder. Murie, Niner and Watson (1976) make the simple
observation that developers and builders are not socially motivated a2nd hence

do not aim to provide a social service.

Obviously, to the builder a dwelling is a commodity like any other. It
has to compete in their priorities with more lucrative investments. If the
developer does turn to housing though, we can illustrate simply which part
of the market he will attempt to supply. The absolute amount of profit will be

higher on higher price dwellings, assuming a fixed percentage rate of profit.

The CDP (1976a) provide evidence that such an assumption is valid. They

illustrate the breakdown of costs for private housebuilding companies in 1973

thus:
"Land and interest charges 30%
Building works 49%
Interest on stocks 2%
Cwevheads including selling costs 8%
Gross profit margin 10%

cDoP (1976a, p21)



If this is true then cobviously the shzolute profit will depend upon the
selling price. & dwelling sold for £52,000 will yield & profit of £5,000,

whereas on» sold for ©10,000 will yield only £1,000 profit.

The same bool in fact preoascnts ovidore~ $hat -rozs vrofit margins cannot

be viewsd in such simpl- terms and the 1973 rrofit mergin for 24 large building
companies is shown to vary between 10 and 30 per cent, HNevertheless, the notion
that private building companies work to an, albeit loosely defined, fixed profit
margin reinforces the aseunption that fhe productién of low co=t housing will

not realise as much v»rofit in 2absy’ 7w terme 23 will 'uilding high cost housing.

Indeed, there is indirect wvi en~» tnat this hzs bdeen recognised by the
stata and measures have neen itakoer o Increacst the profitability of building
low cost hous.ng. In north ezst Zngland for example, Hudson (1982) found that
the Washington Development Corporatinn wze forced to:take action to stimulate

L
the building of this tyre of housing., He states that:
"Sites for low-pricsd housing were sold to private developers
without recouping the cost of servicing or general development
charges, in response to a 1967 Finistry Circular that the greater

part of New Town housing for sale should be aimed at the poorer
wage earner." Hudson (1982)

The need tc reduce land costs in such a way - to increase the profitability of low
cost housing for the private developer — is indicative of the general principle

that these companies will have a preference for supplying dwellings to the

nigher price range of the market.

However, the actions of ruilders and cevelopers produce disadvantages for
households requiring low costi housing in mores ways than one. Simmie (1074)
is particularly scathirs in his comments upon the actions of property developers,
He points out that the rirst effect of the wore lucrative (to the developer)
comrerical and indusirial develiopmentz in nities, where land is regulated by

town planners, is fo reduce the number of houses available, 45 an illustration

he cites the City of wWestminster where betweern 1961 snd 19A6, largely through
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Figure 3.1 The effect on bid rents of a scarcity of land

| Reshriction or scarcity of tand
~ \ < ~ removing 'a’ amaunt of tand

Distance from Centre >

C rent payable by commerce for given location

I rent payable by industry fof given location

H rent payable by housing for given location

C1 area where commerce is dominant land use

11 area where industry is dominant land use

Hl1 area where housing is dominant land use

c' rent payable by commerce for given location with
'a' amount of land removed

I rent payable by industry for given location with
‘a' amount of land removed

H' rent payable by housing for given location with

'a' amount of land removed

c'l area where commerce is dominant land use with
'a' amount of land removed

I'1 area where industry is dominant land use with
'a' amount of land removed
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the activities of developers, the number of dwellings fell by 7 per cent.

This is not detrimental to the developer's activities in the housing sector
and in fact they have in many respects a vested interest in maintaining a
shortage of land for any type of development. Clearly, if a commodity is
scarce and the demand is constant (which for housing it must, at the least,
be) then the value of that commodity will rise. We can illustrate
the effect of this by simple bid rent curves. (See Fig. 3.1). As land becomes
scarce but demand does not show a commensurate fall off, commercial and
industrial users have the greatest ability to pay for the most desirable
locations. However, the general pressure of demand from these sectors
means land prices increase generally and hence the price of housing is

increased.

We may summarise then, that developers aim to produd; commodities at a
sufficiently high rate of profit and it is the quantitative amount of profit
that is crucial to them, Consequently there is very little private investment
in low cost housing for those on low incomes. To be priced sufficiently lowly
to enable those groups to enter thig sector of the housing market the rate of
profit would not be sufficiently high., Supply of houses by developers is
therefore restricted to upper and middle income groups,unless it is provided
through building for a local authority. The Private Builders Conference (1980)
however, views this aspect of the building industry's operations as being
undertaken only as a financial safeguard to itself in periods of low demand
in other sectors of their activities. They suggest:

"The attraction of building council houses is that
it is a relatively safe way of making money. Unlike
gspeculative housing ...... demand does not fluctuate
enormously ...... so although it may not be so easy
to make a lot of money very quickly by building

council housing, at least builders are sure of making
a steady profit." PBC (1980, p 3)
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The means by which private corpanies 'compete' for public building
contracts is through the tendering system and councils almost exclusively
accept the lowest tender., Yet, the PBC finds evidence of price fixing so
that the building firm in the greatest need a2t a particular time is awarded

a particular contract.

For those groups that are excluded fror owner occupation and from council
housing the private rented sector provides their final alternztive. As
75 per cent of all private rented accomrodaticn pre-dates 1619 and tends to

be of (relatively) little value cnn the market, cwnership of this type of

w
@®

property is unlikely to be motivated by a desire to reall its exchange
value, The landlord receives rent from the ternant who pays fcr the use

of the dwelling. For him, the rate of profit must again be sufficiently
high to repay his initial investment in the property, given .any repairs
that hé is forced to make. The use of the word 'forcéd' is censidered,

as the evidence of this and other studies suggesis that, despite the
available legislation, the ;ate of repair and maintenance is low, Indeed -
although the private rented sector accounts for only 13.2 per cent of the

national housing stock, it contains 42 per cent of all dwellings that are

unfit, as we saw in Chapter One.

For example, in the North Benwell area of Newcastle (an area that is
predominantly owned by private landlords) the Benwell CDP (1976, p8) noted
that

"before the 1974 Housing Act, over 75 per cent of all
discreticnary improvement grants went tc owner occupiers who
comprised only 30 per cent of the householders, and in the
15 months to September 19/5, over half of the very few grants
approved went to owner cccuplers."
This illustrates the low level of irprovement in the private rented sector
and the low level of investrent in the properties by landlords. Cf course,

the landlord also retains the right to realise what exchange value is

embodied in the property. To the tenant it is likely to reprevent his only
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choice, living in poor housing and expending money with no real return, other

than being allowed the use of the dwelling.

The supply of houses to the market is then largely in the hands of private
corpanies and individuals whose motive is to make a profit upon the capital
that they advance. It is clear that ithis motivation means that there is a
large demand for inexpensive housing of decent quality that is unmet by the
private sector. It is also clear that the imperatives of continued capiteal

accurulation make it impossible for the private secfor to meet this demand.

The interplay between the two sides of the supply and demand eguation is
cverseen by other institutions who regulate the activities of both groups -
thrcough legal contrels upon theose who supply houses and threough various
financial incentives and aids to those whe provide the demand. Forerost
amongst these groups is the state, whicnh we have already seeh acts in the
housing market to maintain the conditions necessary f{or the continuation of
the productions relationships that eiist. Avart from this function (which
is largely delegated to local government which provides council housing)
the central state intervenes in the market's pricing mechanisms, being

instrurental, for example, in setting censtraints upon the rents that can be

charged in the private rented sector.

Local authorities, as an organ of the state, also have a considerable
influence upon the workings of the housing mwarket - guite apart from the
fact that they own approximately one third of the stock. Watson (1973)
makes the point that although forrulaztion of naticnal housing policy is
the responsibility of national government, its successful implementation
depends increasingly upon local authorities., He sugesests several examples
of areas where lccal authorities have a wide discretion and, hence, ability

to influence the operation of the local housing warket, such as the

selection of tenants for council houses, sale of council houses, giving
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discretionary improvement grants, supplying local authority nortgages finance
and releasing land for new building. The effects of most of these have been

discussed above, btut it is worth re-emphasising certain points.

The housing market finetions oz oooove ] irmaorete art il - oy dhe
} Molds i i1 Howrvon Prhron.aa e o ars tacrar creaeinitats rezntionrg |
nousenolds 1n 11, However, onan .oz L on S AOR GRS EL AN R VA 4 TeIAaTIOoNsS 1n

the others. 4As we have zoorn, the arisez enortied in the private rentsd =ector

led to the growth of the pun’is wrnd ocwnar ooenvi-d sec-ors.  Similariy,
increased crowth in the putliic secter 1z 3t the ewparse of the private
rent-d srctor azs slum ~learance pros-"~~os contimie,  The selection of
tenants, therefore, ~ugt iaks 2ccosn® AF e funelite oonor' to compenzate

for this btut it does net. Similcrzlvy, p~linies zilowins the szle of
council housing reduce the acceptanls stocx of rented housing and the

danger exists that councils may becowe larzs scale slum landlords (due to the

’
. - - o . . - . N
provisions of the 1980 Housing sct, explzined n=alow).

A zroup that fulfills a similar role *o the local autherity znd which is
becoming increasingly important is Housing Associations. In fact they do not
control the housing market except in as Wugh as the amount of stock that they
own influences the actions of other groups. However, because of similarities
betwezen the actions of Housing Associztions and Local futhorities and because

of the close co-operzticn that often exists between the itwo (especially in

Newcastle) we mention them briefl

tlousing fisscciations are invelved in the building, accuisition, irmprovenent

(®]
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and management of houses for rvent bul vrefit iz not the rmotive. Uin

Houging Finanre fct of 1977 they are bovna hy fzir rent legislation and

covernment subsidies cover defilciis in the same way as they do for loczil
authorities. In sovernment, this ssoior (whick in 1971 zccounted for
approximately 1.9 par cent of the nationnl housing siock) is regarded as 2

I3
Faling " <

means of retaining choice and diversity in the vent..d sector which, as private

renting from landlords continues to shrink, becomes increzcingly local



_42=-

authority dominated.

In respect of their allocation procedures however, Housing Associations
employ similar criteria to local authorities, using a managerial approach.
Applicants are certainly questioned about their present housing circumstances
and preferenc: is given to those in the worst housing situation, but also
assessed is the prospective tenant's ability to pay rent and whether they
would generally make 'good tenants'. The BHousing Associations thereby
conform more to rational management criteria rather than greatest need

criteria.

There is one further group that exerts a massive influence over the
housing market. The actions of Building Societies, although they are only
directly involved in the owner occupied sector, have repercussions throughcut
the who%e market., Building Societies advance to individuals‘the capital to
buy a house outright,with the purcheser repaying the Building Society over
a fixed long term. Indirectly fhen, the Building Societies finance new
house building by providing the means to satisfy what would otherwise be
a latent demand. There are other financial_institutions that fulfill a
similar role but Building Societies are dominant. Willaims (1978a) illustrates
this dominance by pointing out that in 1975 £18,882 million of a total £24,431
million (77.29 per cent) that was outstanding on housing loans was provided by

Building Societies,although since then the major banks have significantly

increased their share of this market,

Ostensibly, the motives of the Building Societies are to expand home ownership
and to raise housing standards (Williams, 1978a), although this was not always
so. Pritchard (1976, p 40) argues that originally,

"One of the most significant roles which the building societies
actually performed was to act as one of the means of lubricating
the housebuilding market by a2llowing small builders to borrow
fresh funds to continue their operations on the security of
those properties which they had just completed but which they
might not yet have sold to landlords."
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He continues,
"Certainly the records of the Leicester building societies do
not indicate any great activity in extending home ownership."”
Pritchard (1976, p 40)

This has changed in the past century and tne increase in the importance of
building socieities has been coincidental with the massive rise in owner
occupation during the twentieth century. However, the responsibility of the
building socieites is not solely to those who aspire, to owner occcupation.
Investment by private individuals in building societies occurs on a massive
scale and these funds invested in them are inextricably linked to the private
housging market. As Williams (19783) Says,

"Investments in building societies are channelled viea estate
agents, solicitors, accountants, mortgage brokers 2nd banks.
All of these agencies have direct interests in the private
housing market and the degree to which they promote building
gocieties as depositors for investment will reflect their
feelings about how building societies have performedin the
housing market."

In much the same was as the state and local authorities manage their housing
stock,building societies must show that they are performing 'efficiently'.
This efficient financial management motiyéAhés important repercussions to the
lowest income groups living in inner city areas., Here property values are
relatively low and the bullding society will not normally grant mortgages.
That is, they red-line the area. Despite a general denial by the societies
that they do red-line areas, evidence has been found of the practice in, for

example, Birmirngham (Lambert 1976), Huddersfield (Duncan 1976), Islington

(Williams 1976), Leicester (Leicester Shelter Group 1976) and Newcastle (Boddy 1976a

The effect of red-lining is to reinforce the poverty cycle. Those who
seek to buy 2 dwelling in an 2rea not regarded as secure by building societies
will be denied the opportunity and consequently may have to stay in inferior
accommodation., On the other hand, those living in a red lined area with the

power to move to a better house may be denied the opportunity as no purchaser
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for their own property will be found., The existing spatial structure is
consequently reinforced, and possibly even exaggerated, as the effects of

housing stress push individuals further into the poverty cycle (see below P74)

Summary .

To summarise then, a house can be regarded as both 2 commodity and a 'need'
at the same time. The different actors and institutions in th+ housing market
regard it as one or the other (occasionally both) and act accordingly. The
net effect of this is that private capital is reinforced and accumulates,
while the state attempts to function as a regulator, ameliorating the worst
or most blatant effects of capital accumulation on private individuals. The
lack of private production of cheap good quality housing is a consegquence of
the amount of profit that such activities generate wheg:compared to that
realised by other building works. Ironically however, although the state
has acted to increase the profitability of building in this sector its
activities can on occasions reinforce the arguments that have been advanced

above.

We have explained the growth of state\production of houging and intervention
in the private housing market (notwithstanding the ideological leanings of
the Labour Party) in terms of the imperative to maintain the relstionships of
production. This has necessitated, when viewed over s period of time,
increasing the physical standard of dwellings in response to a complicated
and inter-related set of factors. In part this has been because of the
dangers to health of bad and overcrowded housing, in part a response to idealistic
notions of planning 2 better society and in part due to working class pressures

for better physical conditions.

However, by imposing minimum standards upon the private sector the state
is constraining the builders ability to produce low cost housing. For example,

the adoption of building standards relating to the amount of space that a



dwelling must embody (see Chapter Four) increases the cost of that dwelling.

It can also reduce the number of dwellings that can be built upon a particular
parcel of land and  trerefore, the returns to be gained from a project. In
addition, planning legislation can control the density of dwellings on a

given parcel of land. Both consequences reduce the amount of profit that the
builder or developer can gain from building low cost housing on a given tract

of land. Because the private builder will therefore, in all probability, search
for more lucrative ventures the cycle is reinforced. The state must intervene
in the market to either produce low cost housing or to subsidise the amount of

profit that the building company can extract.

The logical conclusion of such an argument ig that the .tate and :he privale
construction industry are placed in a special relztionsh:p. The state needs
low cow! houszsing tut the builders will not produce it in 3 free marast situation.
(One consequence of this reletionship is particulsrly important. It zrises because
the imperatives upon-the state do not zctually require that there iz no substandard
housing (see Chapter Two, pG). The state needs to produce evidsnce *hat it is
solving the protlem of poor housing and buildiing/improvement programi2s grovide
tangible evidence that progress is heing made. It i3, therefore, reasonavie o

suggest that the existence of substandard housing must be endemic in any socioty

in which the market is given great importance.

It is worth noting however, tﬁat the comments that we have made in this
chapter are directed specifically at the British situation. In Germany and
Japan for exaumple, individual private companies are more directly involved in
the provision of houses for their workforces. 1In Britain,however, the endemic
crises inherent in continued capital accumulation coincided with the growth of
a strong working class movement, exerting pressure for the state to become
directly involved in the provision of working class housing. Private capital
was, of course, prepared tc allow this to happen, releasing capital for more

profitable investment.
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Overall then, the situation is one in which demand is satisfied for
the most affluent groups in society who are able, through the financial
institutions, to become home owners. The income factor in demand satisfection
is clearly shown in the 1978 General Household Survey. The average household
income then was £4,500. For owner occupiers buying their dwelling with a
mortzage the average was,however, £6,480,while for households renting -
unfurnished dwellings from a private landlord the mean was only £3,195.
Demend is also (largely) satisfied for those households seen as worthy of a

council tenancy.

For those who do not meet the financial or bureaucratic requirements
embodied in entry to the owner occupied or counzil sectors, the private
landlord provides a solution of sorts. Harvey's (1973) examination of real
income in the city is particularly appru..iate to the housing situation in
British cities. He states;

"we can expect a 'pecking order' among various groups in the
population for the exploitation of the various resources
which the city hzs to of"er. Those at the bottom of this
pecking order are the losers." Harvey (1973, pp 78-79)
Sherrard {1968, p 10) points out that;
"The slum is the catch-311 for the losers”
and it is because of the nature of housing as a éommodity (bad council
estates notwithstanding) tn2t slums exist., Housing for the lowest income

groups is incompatible with continued profitable production and capital

accumulation at the level of the private capitalist.



CHAPTER FOUR

HCUSING LEGISLATION

4.1, Introduction

Given the basic premises outlined in the preceding Chapter, it is necessary

to exarine the type of intervention that has been used in Britain, Clearly,
the nature of housing, as a cormodity and a 'need', gives a wide scope for the
type of intervention to be adopted. Equally clearly, the specific type of
intervention will be dependant upon the perception of the problem and the
ideological leanings of policy makgrs. Housing legislation can be traced directly
through the public health acts of the nineteenth century. The vast majority cf
legislation has, however, come into existence during either the Conservative or
L oour parties terrs of government in the twentieth century. J3oth political
parties reco mise the significance of housing and it has been at .the hea -t of each
parties' election manifesto. rritchard (1976, p3) is but one whc notes that
ti.. impertance of housing isj

"reflected in its social and political significance. Housing

is a major plank in every party's platform at all elections, and

there is a long history of lobbyists and pressure groups who have

seen housing deficiences at the core of societies' p;oblems.”

Indeed, Wolran (1975) points to the fact that in the february 1974

General klection, public opinion polls consistently showed that between
20 and 30 per cent of the population considered it an important issue in the
election, with only inflation being more important. This serves particularly
well to illustrate the strength of public consciousness concerning housing,
as the election had been precipitated by a confrontation between the Conservative
Government and the National Union of Miners. This, and the controversy that was
still surrounding the Industrial Helations Act of 1972, right well have been
expected to place industrial relations or trade union power (who governs

Britain?) in a prominant position in the national consciousness as it aecided



its immediate future,

4,2 Tentative Steps

The above exampie is however, only a recent manifestation of a long
standing phenomenon. Significant legislation dates from 1851, the year
in which The Earl of Shaftesbury introduced two bills concerning housing.
The more significant of the two gave towns and parishes with populations
of more than 100,000 the power to build lodging hog;es (places where families
or individuals could stay at night) raising the necessary money for the

operations by loans and if necessary, from the rates,

In 1868 the Torrens Act wés added giving to local authorities the

power to improve existing buildings,

"betraying a conviction that housing conditions were

sufficiently improvable to be dealt with frugally"

Orbach (1977, p 37)
Given the conditions however, such a view could not prevail for long and
in 1875 R.A, Cross's Artizans Dwellir zs Act was passed, heiped by the
active propaganda campaigns of philanthropists such as Octavia Hill. This
was a more radical form of state intervention giving to local authorities

the power to demolish unsanitary and unimprovable areas and to replace

these with new buildings.

Of course, the 'housing problem' of the mid nineteenth century was a
different phenomenon from that of today. From certain individuals much
emotive writing was forthcoming describing conditions that today, despite
the relative injustices that exist, are hardly conceivable, Despite the
early attempts of government to intervene in the housing market Andrew
Mearns, for example, in 'The Bitter Cry of Outcast London. An Inquiry into
the Condition of the Abject Poor' (1883, p 6) was able to write,

"Think of

THE CONDITIONS IN WHICH THEY LIVE



-49-

We do not say the conditions of their homes, for how can those
places be called homes, compared with which the lair of a wild
beast would be a comfortable and healthy spot? Few who read
these pages have any conception of what these pestilential humran
rookeries are, where tens of thousands are crowded together
aridst horrors which call to mind what we have heard of the
middle passage of the slave ship."

Even so, by this time the three main legislative concepts of derolition,
improverent and new building, that are today seen as the solution to the
housing probler had been (tenatively) introduced and the three principles
were combined in the Housing of the Working Class Act of 16885. In 1890
another Housing 6f the Working Classes Act both clarified and consclidated

the existing legislation and it is this Act which;

"is now usually referred to as the first of the true
F using Acts as we know them" Smith (1977, p7)

although;

"provision [ houses by local authorities ...... was
considered only as a last resort in the elimination c¢f

slums.”" Wendt (1962, pl4)

Bowley (1945, p2) rakes the point, however, that;
"‘he real breax with the nineteenth century came rather late n the
housing field. The ideas of the housing reforrers of the Vic.orian
age dominated and paralysed the first few years of this century
before the Great War. The housing problem was still basically the
problem of the health of towns, and was part and parcel of the
sanitary school of thought associated with Edwin Chadwick."

Orbach (1977, p43) further states that;
"The work of the philanthropic trusts and the efforts of Octavia Hill
to reforr both tenants and management had succeeded in reaching no
further than the 'artisan' class and thus, in a sense, was missing
the point. The problem of rehousing the really poor continued to
bedevil housing legislation .eees."

The 1890 Act did go some way, perritting loans to Local Authorities who
wished to build houses, Now, for the first time, the state was able to
directly intervene in the house production process. Local authorities
were also able to acquire land under the Act, but most authorities acquired

no land and built no houses. 1In fact, in 28 years the Act produced only

32 schemes, Bowley (1945, p3) summarises the position thus;
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"The housing probler was a slum probler ...... of people living

in insanitary conditions, The official policy, as far as one

existed, was limited to making it legally possitle for the local

sanitary authorities to deal with the slums at their own expense

if they liked."
Clearly, the legislation provided until the First World War was aimed only at
areliorating the worst atrocities that existed due to the massive urban growth
of the nineteenth century. As yet the state had seen no reason to cormit

itself towards providing good conditiens, and it was only following the war

that procress in this direction came about.

4.3 Tervorary measures.

After the war it was generally accepted that a massive reconstruction
was required - of the economy of course, t t also of the established social
order. This mray well be attributed to a general rising consciousness arcngst
the working class, much of which was just back‘frox ii1ghting in a bdrutal war.
mcwever, rost of the pressure for change cnre fror adrinistrators and professicnal
groups (Crbach, 1977) - which is in keeping with the thesis outlined in the
prrevious chapter = along with the organised working class, rather than fror the
soldiers or working class in toto, Nevertheless, housing, in the space of a
few years becare an issue of real national importance rather tha: the
special interest of isolated pressure groups. Bowley (1945, p%) states that;
"It had graduated into the world of party politics. With the slogan
'‘Homes fit for Herces', it started its career as a pawn in the
political game of bribing the electorate with vague promises of
social reform"
and in 1919, faced with the problem of relaxing rent control and stimulating
investment in working class housing (which due to the rent freeze was

becoming less and less profitable) Parliarent passed the Housing and Town

Flanning etc. Act - (cormonly known as the 'Addison Act').

Irrespective of house conditions, the scale of the probler can be seen

by the fact that in 1911 there were 7,943,000 households but only 7,691,000
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dwellings. By 1921 the discrepzncy between suprly and derand had grown so
that the respective figures were 8,739,000 and 7,974,000 (Hellett, 1972),

i.e. there were 760,300 rore households than there were houses.

The 1919 Act atterpted to deal with this by providing a subsidy tco offset
high building costs and interest rates. More irportantly, it made the voluntary
provisions of the 1890 Act obligatory, compelling local authorities to provide
hemes for the working classes., It should not, however, be seen as a rassive
ideological departure from the previous atterpts to intervene. Normally, private
industry would have been expected to meet the derand, but the state of the
ecoromy in general was such that it was felt that gprivate capital.would be
unwilling tc provicde the necsssary dwellings. Tc raintain the social
ccnditicons nect¢ .sary for continued capital accurrulation in the eceonory in

general, theretore, the state was forczd to intervere in the rarket,

Trne Act was shortlived however and in 1921 received its dezth sentence -

sirzly because .t was rroving to be too expensive. Nevertheless, It reaul.:d

e}

n 21%,821 houses, of whizh 170,000 were built by local authcrities,

[N

B

Crtach (1977, pl3%) concludes tha* the Act;

"was never well conceived, and wasz rarely executed well,
but it did, nonetheless, revresent an irrvortant degarture.” .

preically, the governrent was faced with a choice between

"having large >urbers of working class houses built at

irrense public expense or having very few houses of this

type built and saving the public purse." Bowley (1945, p33)
Thet is, pay fcr the provizicn of decent housing or allow the rarket to
function largely as it had, leaving an increasing slur probler and an acute
housing shortage in which the demand of the working class was never fully met.
Fredictably, with the return of a Conservative governrent the public purse

care out favourably in a corpromise and the 1923 Housing Act (the "Charberlain

Act") was passed. This provided for a small subsidy on houses conforming to



certain sprce standards, whether built privatsly or by local authorities.
The mecasure was, however, onl, conceivesd as being a terporary cne lasting for
two years, at which time a return to 'norral' condi‘ions was envisaged and

housebuilding would ccnsequently return to the hands of private industry, as

it had done before the war.

The Act also saw the Rent and Mortgate Restriction Acts (originating during
the war) extended. "Significzantly however, the provision was rade iﬁ 1023
that properties were ﬁo longer subject to the restrictiors once vacant
possession was acguired. Overall the Act;

"conformed to the principles of socund conservative finance,"
Bcwley (1945, 036)

based upcon the assumption that the probler was purly a terperary one *that
rrivate enterprise would solve when norrel condi .icns returned tc tre esconory
at wnieclh Llme lccal autnorities weculd reconfine therzelves o the tas!" of

dealings with unsanitary c.nditiens.

4.4, Lavcur Governments and *re increasing irnortance of the publilc sentor,

A significant change in pclicy orientaticn z.rurred, not sc¢ mugn in
contentbut in context, with the election victory of the first Labour
Governrens. 4lmost irrediately the Housing (Financial Provisi-ns) ic* of
1224 (the wheatley Act) was passed. This put the erphasis upon local
gutnorities, wnich were given the power directly to provide hormes for the
wcrking classes, without having to prove that they cculd not otherwise be
provided by private industry. The Wheatley Act also saw the infroduction,
for the first time, of a long term housing policy with the Chamberlain
Subsidy being made available on all houses comrpleted up until Octocber 1939,

The Conservatives had planned to drop the subsidy in 1925.

It iz terpting to clair too much on tehalf of this Act. Certainiy it was

the most draratic piece of housing legislaticn thus far. More importantly



however, it merked an ideological departure, giving the public sector a
semi-permanent role in the provision of working class housing. The Labour
Administration accepted the principle of the state interfering in the

market to supply a 'need' K whereas previously state action had been temporary
and piece-meal, 'bailing out' private capital when times were hard. Further,
the Act, by retaining the subsidies given to local authorities, meant that
the rents charged could be kept artifically low, removing the profit motive
from the landlord. The Wheatley Act was not,however, an attempt to eradicate
the private sector as it did not replace the Chamberlain Act and, although
500,000 council houses were built as a result of it, 360,000 privately built

houzes also received t*:. subsidy between 1523 and 1930.

By 1931 the overall position was decidedly healthier, More than 1% million

houses had been built since the War (two thirds of them by private enterprise)
and the second Labour Government was able to direct its attentions to the
worst housing that already existed. In 1930 a Housing Act (the "Greenwood"

or "5lum Clearance Act") was passed applying the principles used in the
building programme to the 'new' problem. Fvery local authority with a
population of more than 20,000 was required to produce a plan for dealing
with the clearance of slums. The subsidy given to local authorities was
based upon similar lines but,significantly, differed from the nineteenth
century slum clearance attempts in that it was given on the basis of the
number of people displaced and rehoused. Consequently those moved from

the worst housing were not left to find their own accommodation.

As the financial crises of the 1930's gathered however, the Labour
Government fell 2nd with it many of the progressive steps that had been
taken were lost. The 1933 Housing Act repealed the Wheatley subsidies 2nd
although provision for clearing slums remained, private enterprise was

left exclusively to provide new housing,



With this legislation,Bowley (1945) considers that the state had absolved
itself of all responsibility for dealing with anything othcr than the very
worst of housing, a view which is reinforced by the subsequent passing of the
1935 Housing Act (the "Overcrowing Aci™) which made overcrowding illegal,
carrying penalties for both landlord and tenant, but which provided subsidies

only in exceptional circumstances.,

With the outbreak of war however, virtually all effort was directed to
the fighting and needless to say, there was an almost total cessation of
‘ housebuilding. Throughout the war, on the other hand, approximately 200,000
houses were destroyed and a further 3% million damaged - 250,000 of them to
the extent that they were uninhabitable. Overall the p sition in 1945 bore
a rem tkable resemblance to that of 1918.although the {mmediate causes of
it are superficially different - war damage had not been prevalesni in the

earlier situation,

The first objective, naturally, was to get 2s many dwellings as possible
into use, either by building new ones or repairing existing ones (both war
damaged and slums). Even so, the actual size of the housing chortage was
unknown and Culliingworth (1966) notes that estimates of it varied dramatically
between 3 million and 6 million. Faced with such an urgent situation, one third
of a million dwelling units were provided by the end of 1946 by repairing
damaged property, 'pre-fabs', conversions etc. On1y752,000 of these were

new permanent houses.

There was, though, a significant difference in the formulation of housing
policy at this time, for the General Election of 1945 had seen the return of
a strong Labour Government with a majority of 149. This administration saw
the role of the public sector as being paramount in providing the houses that
were required. Furthermore;

"a strong Labour Government was determined to control not only



-55=-

the production of houses but also their allocation. The great
majority of houses were to be built for letting at reasonatle
rents to families in the most urgent need, not ability to pay."
Cu:lingworth (1966, p29)

The private sector was therefore only to have a closely controlled and

subordinate role.

To effect the building programme, new higher subsidies were introduced
in the Housing Financial Provisions Act 1946, and the Housing Act 1949
removed from local authorities the obligation to provide houses for the
'working classes' only. Even ihougn the term had never been defined, nor
the principle strictly adhered to;

"the implication was that local authorities were now

responsible for fulfilling all the housing needs of

their areas, and not - 1.ly those of the working classes,"

srith (1977, p14)
But ccntrol was also a key element in *‘he housing policy of the Labour
governrent (Wendt, 1962), and Cullingworth quotes the Standing Comrittee
Lebates in relation to the irprovement subsidy and the government's refusal
to remove rent restrictions:

"So long as the Rent Lestrictions Acts prevent a landlord

fror so increasing his rents as to make the holding of

proverty profitable, there is no way in which it can

reasonably be expected that these improvements will be

carried out unless a grant of this kind ic made."

Cullingwerth (1966, pp 31 - 32)
However, the Rent Act 1946, as arended by the 1949 Act, made provision

for the establishment of rent tribunals and for security of tenure for

tenants in rented properties during rental disputes.

The gquality of the housing built during the immediate post war drive
was assured by Aneurin Bevan's insistence that the recommendation of the
Dudley Comrittee be met. As the Community Developrent Project (1976, p16)
points out;

"By the end of the 1930's the average size of a three
bedroomed council house was 750 square feet. The post-
war Dudley Comrittee had proposed 900 square feet (plus

50 square feet for storage) esesses bevan ,..... encouraged
authorities to do better and by 1949 the average three
bedroomed house was 1,055 square feet"
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When Bevarn left the Ministry of Health in 1950, however, the first reduction
in standards took place,. and these continued with the 1951 election victory
of the Conservatives so that the average size was 984 square feet in 1952,

92% square feet in 1953 and 909 square feet in 1954.

4.5, The recovery of the private sector, and subseguent policy.

When the Conservatives returned to power in 1951, Facmiilan, the Vinister
of Housing, had committed himself to prcduce 300,000 new houses a year.
Building controls were relaxed and private builders were given rore freedor -
leading to a massive increase in output from ther, although local authcrities
still provided the main thrust of building, reaching a peak of 220,924 council
house completions in 1954. The 300,000 target was met in 1953 - 279,000
¢ srpletions in England and Wales and 39,000 in Scotland and : .bsequent years
also saw th- 300,000 level reached - (348,000 in 1954, 317,000 in 1955)

With the arparent success of the building prcsramme it was again possible

t. conterplate a reorientation of policy.

Neverber 1952 saw the publication of an irportant white frar'r
('Houses: The ¥ext step' (Cmnd. 6996)) illustrating the need to
return to the problem of obsolete houses, and it became imrplemented in the
Housing (Repairs and Rents) Act 1954. According to Cullingworth (1966),
there were approximately 133 millicn dwellings in Great Britain at the
time, of which some 74 million were privately rented, many (25 million)
being very old. Clearly, some action to restore to sound condition those houses
that were in a poor state of repair was needed -~ and a massive house building

programme to wipe out a net deficit of houses was only part of the solution.

Indeed, pre-war slur clearance prograrmes had led to the identification of
about 472,000 homes that were unfit for habitation. Of these, 173,500 were
untouched at the beginning of the war and only some 34,000 had been dealt
with between the end of the war and March 1951. There were, therefore,

sore 140,000 dwellings that had been considered unfit for habitation before
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the war. Furthermore, it was not even known how many dwellings had fallen
into an unacceptable state of disfepair since the war, With the returns from
local authorities proposals to deal with the slum problem, this figure stood

at an estimated 847,100 in England and Wales in 1955,

The 1954 Act provided for a three pronged attack upon the problem. There
was to be a revival of slum clearance prograrmes, irprovement of existing
houses was to be stepped up, and encouragerent given for repairs and

maintenance. Only about 30,000 properties were improved in 1955 however.

The 1954 Act also atterpted to deal with the repair and raintenance of
private rented properties - (the first atterpt since 1939). Increased rents
were allowed in relation to the increase in maintenance costs. Feasures were
also taken to encourage cowner occuy tion amongst the lower inccme grours, by
reducing the percentage of a dwelling's value necessary cc a depcsit for a
rortgage on cheaper_properties. At the same time subsidies on council
housing were reduced, and this was .ontinued with the Housing Subsidies fct
of 19%6. Hence, there was a return to the use of the private sector as the

rain partner in the provision of hocuusing.

B, the 1956 Act, houses built by local authorities tc cater for a
'ceneral need' were no longer eligible for subsidies, bur’cally because
the government felt that;

"in general council house rents were being subsidised tc a
greater extent than the financial circumrstances of the
individual tenants required" Cullingworth (1966, p44)

and that the excess money could te used for other parts of the housing

prograrme.

In 1957 the Rent Act extended this 'realistic rents' policy toc the private
sector, All 'better' properties (those with a rateable value of more than
£30 per annum, or £40 per annum in London and Scotland) were freed frcr rent

control, Also, as tenancies fell vacant, properties were freed frcm control



-58-

when re-let. The Act was designed to improve the standard of rented
accorrodaticn, assuming that the additional rents would be reinvested in
properties,

"It was opposed mainly on the grounds that it would

merely enrich landlords and enable them to exploit

the housing shortage at the expense of teiants.”

smith (1977, p21)
In fact, Cullingworth (1966) considers this to be one of the most
controversial pieces of legislation of the nineteen-fifties, and indeed,
the aims were vague. No real research of the problem of rents had been
undertaken, and government hopes that both the quality and quantity of
rented accormodation would improve, and that there would be a re~alignrent
of househclds to house size as rents on larger properties increased -
discours ing under-occupation, were on the face of it, just hopes. s
Srith (1977) points out, there is no evidence of a marked increase in
mcbility ana the sector continued to decline, In large areas it alsc lezad to

exrloitation, versonified by the activities of Rachran in North West London,

¥ajor legislation again followed quickly. In 1959 the House Purchise and
Heousing Act, 1952 came into existence. This had twc principal aims, Firstly,
it set out to encourage owner occupation., Building Societies, particulafly
when derand for loans meant that not all arplications were suécessful, tended
(then as now) to shy away fror older property. The Exchequer therefore
provided loans to approved Building Societies in return for their making
finance available for the purchase of houses built before 1919 and valued

at lees than £2,500.

The second objective of the 1959 Act was to boost the improvement of
older houses and for the first time a standard grant was available, as of
right, towards the provision of certain basic amenities, provided that the

dwelling had an expected life of 15 years from the date of improvemrent,
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The shift in erphasis towards the private sectcr was reinforced
by a further Housing Act in 1961. The rajor post-war housing debate
had revolved arcund the respective roles of local authorities and the
private sector, and the 1961 Act envisaged further expansion of the
private sector in building, with local authorities focussing their

efforts upon the persistent problem of slum clearance,

The policy was in fact an extension of the Coneervative's 'realistic

rents' concept. Overall it was aimed at giving authorities;
“"an incentive to rationalise their rents and use
a rent rebate syster, so that tenants who could
afford to pay economic rents would pay them."
Smith (1977, p23)

By restricting local authoritiss to prc - -iding houses for special needs,
the private sector was to be encouraged. Private re~ting too, 'ras included
and £25 million was made available to approved housing assoclations to
build nouses for rent, the intention being to lead;

"the way to the investment of private capital once
again in building houses to let". “ullingworth (1366, p51)

5till, however, the problems rerained and in 1963 another White Faper
(Cmnd 2050) was issued wnich again stressed the need for incre.::d new
house production and a continued attack upon slums and obsolete housing.
The White Paper was followed ayear later by the Housing Act, 1964 which

allowed for area based improvement - a pre-runner of today's Housing

Action Areas.

1664 also saw a general election in which housing, more than ever,
was a major issue, Although;

"the 1957 Rent Act did not live up to the expectations of
Government or Opposition" WMacfarlane (1975, p65)

it was particularly unpopular, principally as a result of its effect in

London. The new Labour Government irmediately passed a Protection from



Eviction Act 1964't0 give security of tenure and followed this in 1965 with
a Rent Act which introduced the concept of 'fair rents' based upon amenities
etc. but not including scarcity value in the valuation, This legislztion

was consolidated in the 1968 Rent Act.

To encourage owner occupation amongstlower income groups the Housing
Subsidies Act 1967 introduced the option mortgage scheme. This gave house
purchasers the choice of tax relief (already in existence) or a subsidy
reducing the interest paid by the borrower to 2 per cent below the building
society rate. This obviously aided those not paying a great deal of tax and

consequently not gaining much tax relief.

A more 1 .,sitive role for local suthorities was 3lso envisaged by the
Labour administration and part ol the Act was decigned to protect local
autherity building programmes from the effects of risins cost and incre=zsing

interest ra‘es.

Alsc in 1367, a national sample house condition survey was published.
It showed that,not only were there still many slums to e dealt with (v
clearance), but that many old homes lacking basic amenities were capable
of being improved. Consequentl;, in.1969 a new dousing Act, marking a
significant policy shift, was introduced., The Act provided for improvement
grants as had previous legislation. However, the important departure
came with the new emvhasis on both housing and environment . the 1969
Act being the first to provide a subsidy from the Exchequer for
environmental improvement. Essentially,local authorities were asked to
designate General Improvement Areas (G.I.A's) which could satisfactorily
be upgraded as an area. The areas were not, however, to be those of the
very worst housing, for which clearance and redevelopment was still
favoured. Further,the powers of the Act were not compulsory and ;

"following the tradition of much housing policy in Britain

emphasis seve.. was placed firmly on encouragement" Murie
Niner and Watson (1976, p 259)
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The Act did nevertheless lead to a significant increase in the nurber
of grants approved. Smith (1977) states that in 1969 the nurber approved

was 108,%00, while by 1971 it had risen to 19¢,000.

Successive Conservative Governments had always been concerned with the

cost of public housing - both building and renting, and after the period
of Labour administration the realistic rent policy reached its ultimate
expression in the Housing Finance Act 1972. This reroved the local
authority's discretion in setting rents and granting rebates. Instead, it
applied the principle of 'fair rents' to the council sector (the rent that
mright be expected given the condition, age, size and locality of the dwelling,
but not taking account of the circumstances of the tenant). Hence, for the
first time, the rent paid by council tenan*s was 10t related to the historic
cost of th= dwelling and;

"it introduced a su-called profit element into a local

authority in that a surplus over the historic cost might

result." oSrwith (1977, p31) 1
With the retirn >f a Latour governnent in 1974, the fair rent legislztion
was repealed and local authorities were restored heir power to fix
'riascnable' rents, although they should make no profit on their naousing

account. {Housing ients and Subsidies Act, 1975).

Irprovement of the older housing stock was still needed however,
and the Housing Act, 1974 extended the principle of improvement.
G.I.As were (and are) viable areas where the housing is basically
sound and where residents have confidence in the area, The 1974 Act
added Housing Action Areas (H.A.A.s) which were intended to be areas
of great housing stress, in which both housing and social conditions
corbined to create unsatisfactory living conditions. Grants were
available, once an H.A.A. was declared, to cover 75 per cent of the

1. A number of Labour controlled local authorities initially refused to
irplement the Act, rost (in)farous of which was Clay Cross in Derbyshire
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cost of improvement. Compulsory purchsse powers were aveailable to

local authorities to obtain tenanted property to enact improvements.

To actually take account of the social conditions in an area before
deciding on improvement or democlition is an important step forward,
recognising as it does that housing problems are related to other
phenomens and may be treated in associztion wit!: them. However, boin
major items of improvement legislation have met with only marginal
success. Randall (1973) notes that between 1969 and 1972, 552 G.Il.A s
were declared covering 171,775 dwellings. However, only about 19,500
grants had been approved and only 8,000 dwellings had had the work
completed. The initial impact of H.A.A.s as well was slow, wifh only
about 90 idzclared in the first two years of the Act. Basically, it
appears that the local success of improvement policies relies largel,

upon the financia® situation of tne particular local autho: ty.

The most recent Housing Act, 1980 represents an importani
devarture from previous policy. While the two main political
parties have always placed different emphases upon the public and
private sectors, the mass sale of council housing is an ideological
move towards increased owner occupation., The most important provision
ig that tenaznts are now allowed, as of right, to buy their houses,
subject to certain residence qualifications. However, such a move
has a significant implication, in that there is a real danger that
only the best local authority housing stock will be sold, leaving
local authorities with the least popular housing and giving non-owners
even less choice of dwelling. In effect,the danger is thet local
authorities will become messive slum landlords, as suggested in

Chapter Three.



4.6.  Summary.

This has proved to be a lengthy summary of the measures adopted
by governments in response to housing problems., Murie et al state;
"Nebulous objectives, decisions taken in response
to 'temporary crises', 2 multiplicity of different -
and often unrelated - policies: these are the main
features of 'housing policy' in Britain tcday.”
Murie, Niner and Watson (1976, p 248)
The evidence substantiates such a view,bvt the reasons for the chaos
are many and deep. Clearly the state recognises a housing problem
and is seen to attempt to ameliorate it. Equally clearly, the numbver
of substandard dwellings alone show that it has failed. This is
particularly interesting given that th state has been able to intervene

directly since 1890 and that the three main legic ative concepts in use

have bean used since 1875.

In relation to the search for ultimate solutions, 'housing policy!
until the second quarter of this centur, can largely be ignored.
Every act of intervention can be seen as a regponse to crises that
s2re conceived of as temporary. State intervention in regriating
the market and actually supplying houses was the result of specific
sets of circumstances which were not expected to last. With this
acceptance of the market and private enterprise as being the only
(long term) legitimate instrument of housing provision and allocation,
then no initiatory state policy was necescary. Only with the
increasingly popular view of housing as a right or 2 need, which
might not be provided in a profit making atmosphere was a long term
policy possible and the Wheatley Act of 1924 marks the first attempt
at formulating what may be called a national housing policy. Conveniently,
this coincides with the rise of a two party system based,supposedly,on an

ideological difference in relation to private enterprise and to the
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provision of fundamental resources such as housing, health care and
education. But if we look at the policies,the similarities are more

remarkable than the differences.

Basically, it is true to say that for both parties the housing
problem has been one of numbers and quality - there have not been
enough houses of a suitable standard to house the population,and
policies have been aimed at increasing the stock of acceptable dwellings.
This,however.is an oversimplification. While it is true that;

"The housing problem is about bad housing - the

number of people living in slums; the extent of

overcrowding; the number of people living in

accom odation lacking basic amenities"

Bail y (1977, p 11)
and that the policies adopted, if pursued actively enough, mignt
solve this it is alsv true that the housing problem is about;

"the increesing difficulty and in many areas

the virtual impossibility, of finding decent

accommodation at a price that is within the

pocke: of the person requiring it."

Baile, (1977, pp 11 - 12)
‘Thie is a problem stemming directly from the relationships of
production in Britain - private cwpital cannot profitably meet
the demand at the lowest end of the market while, at the same
time, the demands upon the state by private capitalists to maintain
control of expenditure prohibits the state from building or improving
sufficient numbers of houses. There are also many other facets of
the housing problem which subsequent chapters will examine in some

detail. The state however, only sees its role as being a provider

(directly or indirectly) of an acceptable number of dwellings.

Historically,the princ ipal fluctuation in the state's intervention
has revolved around the Conservative Party's ideological preference

for private enterprise providing and allocating houses via the market,
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with increased owner occupation, and the Labour Party's belief in
allowing the public sector rore scope in this process. This should
not be thought of as a deep schism however. Both parties have, when
in governrent, found it expedient to encourage both sectors as the
practical necessities dictated. Although there has been a general
tendency for private building to increase under Conservative Governments
and local authority corpletion to rise under Labour administraticns there
was, for example, the mrassive iIncrease in local authority building in
the initial years of the 1951-64 Conservative Government. Clearly, any
ideolcgical objections can be suppressed whzn houses are needed quickly.
The Labour party, similarly, is not averse to owner occupation. In a
draft housing manifesto published in Septer ber 19¢0, it is stated;

"we shall encourage the owner occ.pied sector

and build for sale scheres of local authorities”

(Rcberts and Straw, 194¢0)

and previous iters of Latour legislation nhave aided owner cccugpiers,

Of course there are exceptions to this general trend. Eevan's
insistence on the quality of ccuncii housirg and the 1245 Housing
Act rreduced a massive boost for local authority control of building
ann ~llocation. Tesplite the evident ideological bias however, ‘ocal
autrorities repre.ented at that time the most efficient way of

co-crdinating the necessary post war rebuilding prograrme.

Cne further strand of policy, other than stimulating new building through
subsidies or irproving the stock, has related to the private rented sector.
The massive rise in local authority provided housing, and the sirilar growth
of home ownership, has necessarily meant a draratic decline in this sector,
Whereas until the first world war around 90 per cent of all dwellings were
rented privately from landlords, by 1947 the proportion had fallen to S5 per

cent, by the 1970's had reached only 15 per cent and still declines.




=65-

Although a relatively small sector, the relevance of the private rented
sector to tie housing problem cannot be overestimated. Bad housing tends to
be old. In England and Wales about three quarters of private rented property
pre-dates 1519, Table 4.1 illustrates the difference in quality between
tenure types.

Table 4.1. Proportion of Households with Cert2in Amenities by
Tenure in fFngland and Wales 1966,

(Source: Halsey A. (ed) Trends in British Society
since 1900, p 309)

All Owner Private

Tenures Occupied Council Rented
With no hot tap 12,5 6.9 4.6 34,2
With no fixed bat} 14.9 9.6 3.2 40.3
With no inside W/C 8.1 13.4 8.5 39,
With exclusive use of hot
water, fixed bath and ’
inside W/C 72.4 81.1 87.8 35.3

Of course,slum clearance and improvezent policies affect the private rented
sector and have accelerated its decline. PBut, the problem seems sufficiently
concentrated to suggest that some specific action is required. Successive
governments have ,however been concerned mainly with rent levels in the

sector. During periods of housing shortage,rent freezes have been applied

and respected by both parties. Otherwise there hes been a difference between
Labour and Conservative administrations. Generzlly, the Conservatives have
aimed 2t allowing 'economic rents' by which the sector is most profitable for
the landlord. Labour,on the other hand, has applied the 'fair rent' principle
which, while not directly attempting to make landlordism unprofitable, has
reduced the amount of profit to be extracted from the sector. For the rented
sector to thrive (numerically) the rate of profit is again crucial. Conservative
administrators have held the belief that a sufficient rate of profit will

lead to investment in the sector, so providing an altermative to ownership

and council renting. Labour, suspicious of the profit motive, have sometimes



_67-

mentioned municipalisation, but steps towards such an aim have been few,

Censequently, the problem of poor quality housing remains,because no government
is prepared to grapple with its causes - which, as we have said, are capitalist
production relationships and the acceptance of capital accumulation as being
legitimate. Further, to promote increased owner occupation a massive increase
in the provision of local authority mortgages, or control over Building Society
lending policy 1is required. The state,however, preserves the status quo and this
is what housing policy has teen about, Never has the state let the probiem become
so bad as to make it a common issue out of which a challenge to the sxisting
production relations might come., At the same time,the continued encouragement to
the orivate sector has allowed capital accumulation to ountinue, The use of
cont—ols in the private rented sector has generally led to further disinvestment,

whiic a replacement policy has not kept pace with the increasin:. substandardisation

Wrat is evident is that for the sector to remain v.able, both fur tensnts and

landlord

2

s some coherent policy is needed, Tenants are the most disadvaniagen
group in the housing_market as we have seen, and the simple fact that the provlem
of poor housing is so closely bound with private renting makes attention to the
sector vital. The generally held belief of all governments tha* the housin:
problem is related to numbers is not only a simplification, it is also untrue,
That bad housing exists is true and has been explained. But, there are more
houses than households in the United Kingdom, and there have been since the late

1960's as Table 4.2 shows:

Table 4.2. Dwelling stock and households in the U.K.
source: Smith (1977, p 45)

No. of households No. of dwellings
(000's) (000's)
1951 14,554 13,900
1961 16,189 16,660
1965 17,960 17,801
1971 18,317 19,457

1975 19,500 20, 350



Hence,the present position is one in which not only the problem of

physical quality exists. This is only one side of the 'housing problem'.
Because the worst houses ere occupied in a net surplus situation we can
infer that the actual house allocation mechanism is at fault. 1In a
surplus,better housing must be vacant if the worst is occupied. 1In the
ensuing two parts we examine the way in which the allocation system
operates, given the existence of bzd housing. First,we look to the general
context in which households Lecome allocated to houses &nd, second,we

examine the actual behaviour of households in Newcastle -given the existence

of both poor housing and the allocative system.



PART THREE

HOUSING IN A WIDER CONTEXT




CIAPTER FIVE

DEPRIVATION

5.1. Introduction

If the fact that bad housing exists is only one aspect of the housing
problem, then the fact that there are a set of mechanisms, endorsed by
society, that allocates households to it is another. There are two sides
to this. PFirst, as we have explained, it is paradoxical that in a housing
surplus situation the worst housing is occupied. It need not be. Second,
regardless of the current balance of houses to households, the mechanisms
which form the housing (or any ¢ .ner market) are such that certain sroups
are placed in 2 position of advantage, relative to others., Irn the housing
market the disadvantaged live in bad hous: ~. In the labour merket they
are unemployed or receive 1low wases. In tne 'education market! they are
(relatively) unskilled., Disadvantage in one sector tends t» lead to 2
cumulative disadvantage in other:, and this is what rcroduces deprivation,
It is with the mechanisms that produce zdvantages 2nd disadvantages, or
winners and losers, in society in general and in thc housing market in

v

varticular that we are concerned with in Fart Three. /e hegin by

considering the concept of deprivation,

5.2, Deprivation

The material quality of an individual's life is, by and large, dictated
by the number of resources over which that individual has control., A
resource may be defined as an object which is of use to man. It can be
a lump of coal or a coat - a house, or even a job. A resource carries the
econiomic and social relationships embodied in any commecdity. It has a use
value and it has an exchange value, It may occur naturalilly or it may be

manufactured by man,using other rescurces in the process. It may even, as
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in the casa of emnlorment be created by man out of tre social relationships

of the production of resources.

The world is full of rescurces, all of which, in theory, zre available te all

its inhabitants, But, constraints exist which disqualify; certzin members nf the

ropulation from using all of tre rescurces that are potentially available,

These

constraints dictafte the way in which society is orzanised and,at =n elemen*ary

level ~an be thouzht of as heing of two types = spatial and rnon-snatial,

Spatially, rescurce:

equal for all a distri™ution rystem which allowed equal accezs odver =vace ¢

tho unevenly ocenrring resaurces woilld have to be cevisegd,  Technie 2 *Fho
moans o hransiarhing elflcr resnarcaes to penple, or pecnle fo rofourone,
are available ret the rescurnes of the world are wec evenly distribute!
amor. ot the nopulatior,  The rezgon for this, o7 ~ourss, iz that the
non=aratial constrainis venvesent more of 2 tarricr oo salite thar dres
~re physical apace,

Ttoin diffienlt te moccure the extent o7 Yrese nore-patial oconshrainco,
e oatnelossy e can berin with <he notion that certazin indiv tualc 2l
oTCARS DOSIAEs SHap

themselves, Power can he regarded as the subset of relationships hetwszen
social rroups and individuals such that the behaviour of one or mors sTouns
or individuals denendz, tz some extent, on the actions of eothers within the
system  (Dahl, 1961). Hence, power is possessed by those with the ability
to influence pecple,and this in turn presupvoses a certain control over
rescurces so that this influence may be exerted, If then;the distritution

of resources is uneanal,and clearly it is, it is reasonable to argue that

thonse whe have control of few resources are in some respects denrived.

are not ubiguiteus and conseiuently,for acress to be
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The city can be regarded as;

"a gigantic resource syster most of which are ran made."
Harvey (1973, p6s)

and by similar logic, certain merbers of urban populaticns, who command little
control over desirable resources, can be thought of as being deprived = the
'urban poor', Yet, despite numerous studies of urbanisr and its conseguences,
corparatively little attention has been given to deprivation per se. With

very few excepticns the use of the concept is implicit rather than explicit.

Certainly deprivation is not the easiest of concepts to operationalise, It
is, for example, relative. While individual A may be deprived in comrparison
to B, he may be wealthy in relation to C. Is A therefore deprived? Further,
the concept has _olitical implications, We have explained how and why the
state intervenes in the market process but, even so, not only would there
be different interpretaticns of the cause of deprivation between the left
and right wings of the political spectrur, ihere would also be a commensurate

disparity in the'respective definitions of the concept.

How then can we operaticnalise the concept of deprivation? A universally
acceptable definition is unlikely but, we can aveoid this problem by exarininz
the principal corponents that cause inre economic, social, political and

spatial patterns in cities, and regard deprivation in relation to these.

The city can be thought of as a manifestly complicated organism, and the
information available to us to investigate the processes that sustain the
patterns are equally detailed. The principal data source for British cities
is the decennual Census of Population which contained, in 1971, 1,571 data
elerments, each describing some dimension of the 'urban mosaic' for every
enumeration district in Great Britain, Not surprisingly, given the plethora
of inforrmation available, students of urban processes have attempted to
sirplify the picture and reduce the number of dimensions to be discussed,

and this has led to the widespread use of multivariate statistical analyses,
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of which some form of factor analysis is the most common in urban geography.

The nurber of studies utilising the technique have been sufficiently
voluminous for Evans (1973, p99) to state that;
"the stage has almost been reached, however, at which
the mrajor dimensions which will emerge from a factorial
ecology of British census material can be predicted with
some degree of confidence."
Eseentially the actual technique of factor analysis;
"may be seen as the reduction of the original n sub-area
by s variable matrix to an n sub-area by m factor matrix
in which m =« the nurber of significant factors, is
considerably less than s." Tirms (1971, p55)
Fut more simply, factor analysis aims for the orderly simplification
of as many variables as may be considered necessary by the individual
researcher to describe the social patterns in ¢ ties. (Burt, 1940) The

actual technique itself will, however, be considered rore thorcughly in the

fellowing chapter.

what understanding, then, has this simplification of census variables into
factors brought us ol urban social structure in general and of deprivation
in particular? Most importantly, it has allowed (notwithstarding the
constraints of data corpatibility) us to exarine in a 'standard’' way the
main diviusions of urban social structure, and a remarkable degree
sirilarity emerges fror the findingsof various studies in different
countries. First, a socic-economic status factor would appear to be
universally important to the determination of spatial structure, having
been found across various cultures and in different historical periods.
A secomdirension which, although not universal, has also been shown to
be consistently important is 'family type'. This is a life style characteristic
reflecting demographic variables such as fertility, marriage et cetera. Other
factors such as ethnic status and mobility have also been found with sufficient
regularity for Timms (1971) to include them in a list of general differentiating

dimensions. The general trends that have been identified are shown in Figure 5.1.
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Figure 5.1. Differentiating factors in different tyres of cities.
“{after Timms 1971, p 14¢)
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Studies of British cities, while tending *o duplicate the results produced
in North American and other ir<i::tirialised cities, have snhown certair notatle
differences. Firstly, using data drawn from 1377 and earlier censuses,the
ethnic factor is seldeom reproduced with the same level -f importance, GZecondly,
characteristics associated with a person's actual dwelling assume a3 greater
importance in British studies. There are two main reasons for this. First,
the British census data is strongly related to physical nousing characteristics,
while second, the amount of council housiiig must be expected to influence

results and polarise the differences found in housing conditions thrcoughout

the country in an areally based analysis.

Hence, housing conditions are found to be a major factor in British urban
social structures (see,for example, studies by Robson (1969), Evans (1973),
Davies and Lewis (1973), Gittus (1965)). The results obtained by utilising the
technique in this study further confirm this pattern and in many respects

advance explanation of the 'housing factor'. (See Chapter 6).

If, then, socio-economic status is universally important and housing
conditions are, in Britian, generally the second most important factor in

determining urban social structure, how does this help us operationalise the
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concept of deprivation? It rust be beyond contention that poor housing

and low sccic-economic status are indicative of deprivation, and much
attention has been focussed upon the areal association of the two phenomena,
But, even if we can identify these crudely classified as deprived, we cannot
identify the cause of their plight so easily. It is tempting to suggest
that causality is due to the socio-economic status of an individual =
preoducing low income and ccnsequently reducing the optionsbavailable te

hir in the housing market. However, at this stage we would perhaps be
presurming too much. Simmie (1974) discusses poverty in some detail and

produces a2 diagramatic representation cf the 'poverty cycle' (see Figure 5.2.)

Figure 5,2, The Foverty Cycle. (after Simmie, 1974, p98)

© ®

Lack of occupational skills. $ roverty
Low/irregular WAGE
Unemployment

® v

Poor educaticnal bacxground for children

(:) Poor Housing
Fsychological Stress Foor Conditions
- strain ‘*—- Cvercrcwding

rhysical ill-realth

The procevses described in the diagrar are largely self evident, Ler»ivation,

as identified from facter analyses, is contained in compcnents 2 and 3 of the cycle.
It must be noted however, that sntry into the c¢ycle can be at any roint and

thence, due to the nature of the phencmena that are in the cycle, the related
syrptoms are assumed. It is also important to note that the simple cause-effect
situation suggestcd above is in fact an oversimplificaticn, Deprivation is in

this model, related to the education system and even the way in which

subsequent generations are socialised, as well as to the housing and labour
markets. It is the interplay between these factors which causes deprivation

and which, for our interest, causes the stratification within the housing

rarket. So, while low wages and bad housing have some relevance as casual
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factors in deprivation, they are also merely ranifestations of a wider

probler,

The nature of the society in which such a situation exists and the
position of the state in that society we have briefly described in the
preceding Part. Intervention by the state has not solved the problem of
poor housing however, and the more lirited intervention into the labour
market has not solved the probler of either unemployment or low wages.

In Chapter One we saw that approximately 2.6 million dwellings come under
corponent three cf thé cyclg, whilst in 1981 there were more than 2% rillion
people unerployed aﬁd at least as many again earning low wages. As further
evidence of the cycle we can point to the growing unerplcyment amongst

school=leavers - especially - 10ose with few or no qualifications.

However, like the housing situation .aken on i3 own, the problem
of deprivation and poverty is a long standing phencrenon. Abel-3with
and Townsend (1969) estimatea that during the 1950's the proportion
of households living in poverty increased from 1C.1 to 17.9 per cent.
A large rart of this increase can be attributed to the increasing
standards of what is actually defined as a 'need', but the notion that
the welfare 3tate has eradicated poverty, perpetrited by political
slogans such as 'You've never had it so good', was evidently false.
Indeed, more recent evidence produced by Townsend (19/9), based upon
a survey undertaken in 1968 - 9, suggests that the state had not even
rroduced a downward trend. Even if we allow the lowest definition of
poverty (based upon the supplementary benefit scale plus housing costs)
an estirated 3.32 million people lived on the margin of poverty, as shown

in Table 5.1.
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Table 5.1 Percentages in poverty and on the margins of poverty
according to three standards. (from Townsend 1979, p.273)

Sample Bstimated No. (U.K.)
o o4 million million
Households Population Households Population
States standardl'
in poverty 7.1 £.1 1.34 3.32
on margins of poverty 23.8 21.8 4.50 11.856
Relative income standard2'
in poverty 10.6 9,2 2.00 5,00
on margins of poverty 29.5 29.6 5.58 16,10
Deprivation standard3' 25.2 22.9 4 .76 12.46

1. Net disposable household income last year less than 100 per cent (in poverty)
or 100 to 139 per cent (on margins of poverty) of supplementary benefit gc-lag
plus housing costs.

2. Net dismosable household income last year less than 50 per cent (in pover:iy)
or 50 t¢ 79 per cert {on margins of pgverty) of mean household incor > for

type.

7. Net disposable household income last year of less than a level below wnich
deprivation tends to increase disproportionately 2s incomi diminisnes,

Again however, as the Table shows,we are faced with the problem of del.nition,
and it can be scen thot the way in which poverty is defined predetermines ihe
numter of people found living in conditions of poverty. The problem is, nowever,
more than one of statistical or political manipulation as poverty is like need
and like acceptable housing standards, a relative concept. The most widely used
definition is the level of National Assistance or Supplementary Benefit scales,
but these still leave problems, As Simmie (1974' p 55) poinks out,

"although (these payments are woefully inadequate to
support families in acceptable circumstances in an
affluent society, (they) at least represent the
Government's official operational definition of
poverty."

Recent government plans to reduce the relative amount of Supplementary Benefit

would appear to confirm what has been said in the preceding paragraphs.

No matter which particular definition of poverty is used (see Simmie (1974) ,
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Townsend (1979), Perlran (1976)), given the existence cfrthe poverty cycle

and the cumulative effect that it can have throcugh successive generaticns,

the causes of it are of primary importance. Is it, as some suggest, due to
indclence and laziness on the part of the individual or is there some other
answer? Mills (1971) provides a line ot argument in this respect that is
difficult to refute, If only one person is found in poverty then it is probably
safe to assume that the fault lies with the individual, but if something like

14 per cent of the population live in poverty, then it is more realistic to assume
that the cause lies elsewhere - and probably in the structure of society itself.
Abel-Srith and Townsend (1965) found, in fact, that the roverty that existed in
1960 could be accounted for by five factors; unemployrent, inadequate wages, old
age, sickness and death of the chief wage earner. Inadequate wages and old age
accocunted fér 73 per cent of povert . The inevitable conclusion then, Tust be
that indolence anc a reticence to work are no’ the immediate causes of pcveriy,
but that the cause is related to the sccial and econoric structure. Indeed,

17 years later the Department of Epn ironment study on inner city areas

found that, in Lambeth, low income and poor housing were the main forms of
de:;rivaticn., In relation to inccre, the report concluded that the prcbler

was a national one requiring national policies for income raintenance -

particularly ensuring nigi.er pensions and child benefits.

5.3. Sratial considerations concerning deprivation.

Those that are in the poverty cycle, for whatever reason, are not only
deprived in measurable physical and economic terms however, nor in respect
of housing do they have a monopoly on aeprivation, We began this chapter by
regarding the city, indeed the world, as a massive resource system and, Jjust
as in the general case, urban resources are highly localised. So is a house,
and wien considering deprivation we must take account of the location of the
dwelling in which a household lives, for location per se accrues certain

costs and benefits - giving differential access to the resources cocntained
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tecessibility ean e mensured In various ways,btut it is usually aszcciated
with distance. Distance us well however, can also be a relative phenamencn
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individuals, each with a different means of transport, can travel given the
constraint that they must all spend, say, eignt hours per day asleep, is shown.
The amount of space that forms a part of each individual's resource system

in a given time is dependant upon the velocity of the transport available

to that person. Hence,2ll families can make use of resource A if they wish

to and return to their home base in the same day. HResource B however, is

only available to thqse individuals with a car or with access to bus transport.
Likewise, resource C is only available to the individual with a car. Resource D
is unavailable to each of the individuals at this particular base and hence

they are deprived of that resource,while scmebody living at location Y has

access to D, providing he has a car.

'We can see tnen, that although the city is full of rescurces, not all of
them are necessarily available to everybody. The velocity of the transpert

available to the individual is largely dependan® uron the disposadle incone

that the individual has to spenrd upon transport. Hence, access i; differentlal
amonget the individual memters of ¢ group who may be living in the same arca.

To take but one tangible example, access to employment opportunities is
restricted by space and time.given the individual's dowmzin (see Tigure 5.4).
If we assume the individual must sleep for 8 hcours per day and must spend
8 hours at his place of employment, then we can see the differences in
possible employment location wjith the three means of transport., Area D
is inaccessible to the individual who must walk, while area C is lnaccessible
to the person who is dependant upon bus transport. Overall then, the person
with the most efficient means of transport has access to more employment

opportunities (without having to move dwelling of course),and this sort of

process is likely to reinforce the pattern of deprivation found in cities.

Harvey (1973, considers this point when discussing real income,which he

defines as being command over resources. This he considers to be a functicn



Figure 5.4. Access to employment opportunities by different means of transport.
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of locational a~cessitility and proximity. Consequently, changing the spatial
form of the city is a potential mechanism for redistributing real income. .
massive injection of emplcocyment oprortunities into area A of Figure .4 would
increase the real income of each of sur three hypothetical people. A similar
event occurring in area C would only increase the real income of the individual
possessing a car and would,relatively,decrease the real income of the persons

without a car living in locality X.

Such considerations have implications for those living in poor housiug,
which tends to be found in the o0ld inner areas of cities. During recent
decades there has been an increasing trend for industry. and hence for
employment opportunities to move out of the inner city. Between 1961 and 1971,
for example, employment decreased by 3.1 per cent in urban cores while it
increased by 15.0 per cent in the suburbs (Drewett, Coddard and Spence,

1975, 1976) and the trend has become pronounced since then. The Inner
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Area Study ( DoE, 1977) of Merseyside, for example, suggested four programmes
for the regeneration of inner Liverpool; promoting the economic development

of Liverpool, expanding opportunities for training, improving access to housing,
and channelling rescurces tc arsas of greatest scocial need.
suggestions are concerned with providing empsoyment or erricyment opportunities
in the area, giving the population access to the resources ¢! work and, hence,
a regular income. The problem of finding emplcyrent in run down areas of

bad housing is famriliar and relates to the poverty cycle, introducing to it

a locaticnal dimension - generally the cld inner areas of major cities.

The concepts of access to resources and deprivation are rore general than
we have shown by ccencentrating on the resources of employment, incore and

housing. Clawson (1969) for example, considers oven space as resource

iy

and finds that utilisation of rural amenities is iimited to widdle and upper

income éroups in an American context. In Newcastle-upon-Tyne, Bradley, Kirby
and Taylor (1976) found that dental health was related to the distribution of
dental facilities - i.e. access is a principal determinant in the use of a

rescurce, Furthermore, they found that the dental facilities were largely

concentrated in the more affluent areas of the city.

The nature of the urban system is, in fact, such that;
"the activity of any one element in ......(it, may generate
certain unpriced and perhaps non-monetary effects upon other
elements in the system. These effects are usually terrmed
externalities ......" Harvey (1973, pp 57-58&)
or, in Cox's (1973, p2) words:

"An externality effect exists if an allocation b, cre
individual atfects the utility of some other individual,”

mxternality {ields can be either positive cr negstive or, as 1s more often

-

the case, both at the same time, An urban motorway, {or exaryple, has a

€

positive externality field giving benefit ic those who use it - (especially

1)

to suburban dwellers for whor journey times to the centre are significantly

reduced). To those whc live in close proximity to the motcrway and
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consequently suffer from disruption during construction, and fror noise and
pollution from the vehicles, however, the road produces a negative externality
effect., The balance between costs and benefit are difficult to evaluate,
especially as it is usually aifferent groups who receive either the benefits
cr the costs, nowever, the notion that power, anc conitrol over rescurces,
enables events to be influenceu, suggests that it is normally the rich who
receive the benefits wnile the poor incur the costs. Fahl (1976) notes that

in American for example;

"they have ...... splendid freeways which simply enable
the middle clawa to ride past the poor more easily"
and this type of zsitucticrn is repeatedl; found in British cities.

5.4. Surmary.

Deprivation is then, a relative concept under which a plethora of events
and situations can be subsumed. There are, however, éertain characteristics
that consistently occur in any discussion of it. Unemplcyment, low wages,
bad housing and location are all bound inextricably to deprivation, and
the irner city is the area in which the phenomena combine most cften to

create pockets of deprivation.

Thnis rowever, oniy allows us to operationalise the concept of deprivaticn
in as much as we can identify it. The poverty cycle gives us some indication
of the way in which the deprivation syndrome becomes self regenerating, but
this is not the full story., ~ot only are there more houses than households
in Britain, but there are alsc more households on low incomes or unemployed
thar there are substandard nouses., This leaves the guestion concerning the
mechanisms which place sore cf the economically deprived into a situation
of hcusing deprivation unanswered. 1t is in fact a probler that is related
to defining deprivaticn, As low income ~ouseholds living in satisfactory
houses are relatively better placed tha low incore households in substandard

housing - are they deprived? The answ. 1tz such a question requires a value
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judgement, and it 1s probably true to suggest that a quantitative definition
would inciude any household that is deprived in any of the main

characteristics.

However, the prroblem clearly shows that the characteristics of deprivation
do not have t¢ be causal effects, as we have suggested above, Hence, in
subsequent chapters we turn to the actual allocative syster, of soclety in

gereral and the housing market in particular, that places only some of a

sirilarly placed population intoc the worst housing. However, we follow
this geners. discussion of deprivation by considering its manifestation

inn cur study area - Newcastie-—upon-Tyne,



CHAFPTER S5IX

DEPRIVATION IN NEWCASTLE-UPON-TYNE

6,1, Introduction

Our discussion thus far has been conducted at a general level with

rban areas and 'society’ as a whole our principal focus, Obviously such
an approach is necessary if we are to understand the context of findings
in a particular study area. Nevertheless, although we may (debateably)
regard the processes that determine spatial structiure as 'universal'

(see Harvey, 1969), the way in which they are manifested upon the ground
differs in detail between British cities -~ take fcor example the contrasting
evidence produced in support of land use theories such as those of Burgess
and Hoyt (see Chapter Two). Hence, although British cities are subjected
(largely) to the same economic, social and political forces as each other,
they do not appear as actinomorphs of each other. Cansequently, this
chapter examines the patterns that existed in Newcastle=upon-Tyne in 1971,

However, before thig an outline of the history of the city is useful,

6.2, Newcastle-upon-Tyne

Newcastle grew to be a major commeréial centre located at the lowest
bridging point of the River Tyne long before the industrial revolution. The
New Castle from which it takes its name was started in the eleventh century
and the city thrived as a port and market centre throughout the middle ages.
The fortification also gave the city a political importance and it was the
scene of several disputes between the Scots and the English before (and after)

the Union in 1603,

However, it is the industrial revolution that provides the backcloth for the
status of Newcastle today and the context for many of the prcblems it has been
confronted with and continues to face. Coal mining on a comparatively small

scale had become important prior tc the industrial revolution, but the need for
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Figure 6.1b.

xisting ltesidential Patterns in Newcastle-upon=Tyne, 1972.

( source - City of Newcastle-upon-Tyne, Planning Department)
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power transformed this into a dominant part of the local economy. The
presence of iron ore nearby (the Cleveland hills) and the growth of
railways stimulated the growth of iron and steel p%oduction in the region
t of he

and the developmen

I

AYats
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ngingering »nd ehiphuilding »n the Tyn
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Major employers were the irmstrong works in the wesi of the city and

fes}
9
&
ot

Parsons (now part of the Northern Engineering Industries) in the
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]

Shipbuilding, on the north bank of the Tyne, w2s confined 2 the eas

the city and to the nearby towns of Wallsend andé MNorth Shields,

The outstanding growth in the industrial base of the area had many
effects, Of particular importance, Newcastle was transformed into the
sconomic centre of a regional economy. The growirg industry =and therefore
vorkforce, also meant that wvast amounts of housing was needed tc contain
the new industrial working class, Much of this building %took place on
land éeleased by the large industrialists and distinct settlements of
terraced flats., such as Byker in the east and Benwell and Elswick in the
west (see figure 6.1a), grew on the steep banks leading up frem the Tyne.
Much of this housing development took the form of the Tyneside fiat

(see Chapter Nine) and still forms a sighificqnt part of the cit¥y's

housing stock (figure 6.1b).

The development of the industrial bvase of the city was complemented
by z commensurate rise in the commercizal imvortance znd Hewec=gtle became
a major shopping and administratiwe centre and the Central Business
District has expanded to cover the area shown in Figure 6,1c, Interestingly,
as new bridges were completed across the Tyne {(there zre now six,sf which
four carry rozds) the specific centre of the main shopping zrea changed so
that the principal stores were on the main route leading {rom the dominant
crossing point. During the 1970's & further change occurred with the
development of a m&jor new regional sheopping centre, Bldon Square, which

is pedestrianised.
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The massive industrial growth of the nineteenth and early twentieth
century has not, however, been sustained throughout the recent history of
the city and region. Obviously industry has been subjected to cyclical
flactuctions but since the end of the 1950'c thers hag been z seculs
decline with the original heavy engineering industries ~nd shipbuilding
amongst the werst hit. Since the 1930's there has been much state
intervention in the regional economy aimed at reducing the disparities
between it and other regions in the U.K. (Burns 1967; CDF 1974). Much
of this intervention has aimed at promoting growth in specific areas, of
wnich llewcastle has always been one, but none has reversed the industrial
decline ard service industries have assumed increased importance zs local
employers,

The broad pattern of development is clearly shown‘in Figures 6.,1b and
6.1c,’although it must be noted that the maps were compiled at different
dates by the Newcastle City Planning Department. This accounts for any
apparent anomolies of industrial land use in housing areas. Figure 6.1b
shows the patchy nature of the area built up before 1894 with Byker, Benwell,
BElswick, Sandyford, Scotswood, and parts“of Jesmond in existence., With the
exception of the common land area of Town Moor and Nun's Moor subsequent
house building has both expanded the city and filled the open space

between'villages'. Commerce maintains the central location whilst

industry predominates 2long the riverside., (Figure 6,1c).

Against this general outline of the growth and present spatizal pztierns
cf Yewcastle-upon-Tyne, our attention now turns to =z socio-economic

description of the city based upon the 1971 census of populaticn,

6.3, Datz and Yethodology

The last twc decades have witnessed an ever increasing use of some form
or other of statistical analysis of 'geographical' data and the benefits of

this trend have been expounded by many authors. The general argument follows



57—

two lines, First, the use of mathematics is seen as being more rigorous
whilst second, arising from this, it is viewed as s considerable aid in
avoiding self deception. Whilst there is obviously nore than a grain of

truth in both of these ents, ezuslly important in the simple

observaticn made by Divies and Lewis (1972, p71), that the results
produced by a statistical analysisg
"only refer ic the initial set of data, (and) any

inadequacies in this direction could miss impertant
features in the internal structure of the city....."

The use of quantitative analysis in this study is 2 means towards an

i

end.

C

onsequently the choice of technique 1g particularly important in as
much ag it must suffice to produce an end product that is meaningful, but
it must not prejudice that end. Our goal is to explain the workings of a
significant sector of the housing merket, Housing however, is merely a
produét of the intsraction of the dynamic forces existing in society., In
the preceding chapter for example, we saw that deprivation and housing were
intrinsically related, with housing being at once & cause and a sympton of
deprivation., Tc understand the relationships that exist between these
phenomena and the many others that exist'in British cities some form of
simplification is necessary,and the use of factor analysis is particularly

appropriate for this task.

Certzin cauticnary pointls need to be mz2de however. The principal data
source for urban (and many other studies) is the decennial Census of
Population., Although the census gives us a wezlth of information about

4+

various characteristics of the population and its living conditions, there
are certain problems associated with its use, Firstly, the one hundred per
cent survey only occurs once every ten yearsg and so inferences made upon
the basis of the data it contains refer only to 2z particular point in time,
Also, apart from being time specific, the data is not collected for the

benefit or urban regearchers and, hence, may often have in be used as a

surrogate, or best alternative measure for a2 phenomenon not directly



covered, For example, we expect income to be central to deprivation and
poor housing. Data concerning incecme cannct,however,be input directly
into our analysis as it is not contained in the census., Hence a surrogate
measure is needed and, ol the possible alternatives, car ownerakip is

probably the most desirable,

Thirdly, the British census does not contain the detail of, say, the
Swedish data bank and information relates to areas rather than to individuals,
Hence, any correlations between variables are 'ecoiogical’, referring to the
populations of enumeration districts rather than to individual households,
Finally, the desired end of this analysis is to describe znd explain the
spatial patterns that exist in Newcastle - particularly the patterns of
deprivation. To reach this end without prejudicing it is not without pitfalls,
Harvey (1969) makes the point that individuals possess values which are
relatéd tc the society in which the individual lives and to their view of
that society. These values colour our preconceptions of any situeation and,
no matter how objective one attempts to be, the choice of variables tc input

into an analvsis is largely an exercise in which the individual includes

e

{

rhenomena he believeg tc be important and éxcludes those which he believes
are not., This study is nc exception and variables have been chosen with
reference to housing, relative deprivation and affluence, although what
might be expected to be more marginal influences upon the pattern of

deprivation are included., Table 6.1 lists the variables used in the analysis,

In 1971 the City of lNewcastle upon Tvne consisted of 20 wards (Figure 6.1&),

which were themselves the result of agglomerating 526 enumeration districts.

_al

In the ensuing analysis however, data is used for 50% snumeration districts

\

o . - 3 ‘\
and the 37 variables listed in Table 6.1, a .

The stages involved in factor znalyses are outlined in Table £.1b, A

1. Twenty one enumeration districts are excluded from the analysis on account
of the population living in private househeolds in them bteing too small for the
computation of composite varisbles.



Table 6,1.8 Jar:atles used in factor andlysia.

Abbreviation Jescription

Sefinition (U.P. .5, Word Nos.)

1. PBNSN % Males over 65 and Femalea over 80
2. CHILIR . ¥ Children ~ aged under 14 years

§. PERTILE % Women aged 15 - 44 years *

4. YCUNGALM ¥ Males aiged 20 - 30 years

5. IRISH % Borm in Eire or Northern Treland

6. COMMNW 4 Hom in New Cammonwealth

7. FPORGN % Foreign Bom

8. ONEYRMCY + Residentes moving within last year
Q. FIVYRMOV ¥ hesidents moving within last 5 yedars

10, LCQMOY ¢ Resjdents movi within last §
ng

jears with:n Newvcastle

11, ECUNACT ~ B¢ rnomically active

12, UNEMF % Unempleyed

13, UNEMPMa \ Males unemplayed

4. PHROP N Fopulsaticn in ~E=GC 3 cor 4
15, EpPMAN % Populatien in 35-E~G 1 or 2
14,  FORSKIL % Fopulation ln 5-&-0 & or 9
17, SEMSKIL 5 Population in 5=~ 7

18, UNSXIL * Fopulation in 3~B~G 11

19, WKOUTLA “ topulation crossing a local

author: ty boundary to vork

% Population travei to woerk by car

(P478 + P479) / 10
(P475 + P476) / 10

fipase + ro99 + - P
+P516 « PRIT) / (F327 »

Pzt « po72 « 2985 4 2286) / (P25 + P326)] x 10
(P43C + P451) / 10
[(pa63 « Pa70) / (P37 + 29]] x 100

(0447 + Pa48 -
r bake / (P37 -

447+ PANO + PQOG + PA70 « V405 - P46SE - FABT

.,-3)] r 100

[(I‘BB + TEG « T90 « Q1 . DY+ THI . TQ4 . T ;?52)] x 1O

f(rra4 + T1a3 = Trige w THAT 4 TiaB 4 TiEd L TiSD L DED) (.r—‘sz)] 1

[riag « 714« 71a6 o maT) 7 (#32)) x 100

((ross
R

(P26 /P25T) x 100

P83 - Priu) [/ 057] x 100

Prag « 2267) / (v0a7 ¢ bsR . 029)) x
[recs « mooe oovomo o piony S (e Tron]] x i
[rrans « mood otz e T /(0 e g oo
[T210 « Tor1 criem o TRon) /T e Mien)] 1 tio

f(rocs « o) / (055 - D)) x o

(tr170 + T177) x 10/ P32) x 10
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Abbreviation

Description

befinition ((.P.C. 0,

word Nos.)

27.
28.

29.

.

2.

33.

coun

pRUBP

FRFUR

FpEsey

ONRHHOLD

NOLNWC

SHLHOTY

SHLBATH

SHLINWC

HIDENS

H1nEDERS

LIDENS

ALKYEL

% Houeehold with no car

% Bouseholdas with two or more cars

% Households
% Households

% Households
unfurni shed

% Households
furniahed

% Householdas
% Une porson
% Houmeholdas

% Householde
hot water

% Households
fixed bath

% Householda
tnaide u/C

% Households

1 person/roon

% Households

owner occupied
councll tenants

private rented

private rented

private rented

households

with no ineide W/C

ghare or lack

share or lack

ahare cor lack

at density

at densyty

1/2 person/room

% Households
1/2 person/ro

% Population
or equivalent

% Population with degree or H.N.D.

at density
e

with 'A' lavel

H77/10
(H35/H32) © 100
853/10

654/10
455/10

H96/10
(H55 « ES6) / 10
B72/10

H64/10
B61/10
H62/10
HE3/10
H65/10

(165 + H6E) / 10

469/10

[(r362 x 10)/Rguo0

[frzes x 10) /7 P32)x 100

=06_
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correlation co—efficient is a measure of association between twe variables
and in geographical terms tells wus how much, if any, spatial association
exists, Most powerful and most used of the various correlation co-efficients
iz the Pearcon Product-Moment rorrelztion Co-effic
parametric statistic - that is, the nature of the polulaticn bheing studied
form perameters upon which assumptions are drawn which form an integral part
of the sta*tisticazl itest., In the case of r one ol these assumptions is th:t
there is & normel (or Gaussian) distribution of the variables, but there are

wrhit, i urban areas, 4 Gaussian distribution should not be

Spatiel segregation ~ccurs largely because of the operation of varicus
market mechanisms winich influence an individual's location in space. 43 the
urban mosaic is created by non-random processes,then non-random distributions
of vagiables across space are likely to be found. & particularly clear example
is that provided by variables describing tenure. Each house czn only be
classified under one form of tenure - it is either owner occupled, privately
rented or council owned, Experience of urban areag suggests that these
different tenure grcups zare related to_pﬁrficular building develcpments,
for example *the council estate, or privately built housing estate,and that
these builcing deveiopments tend tc occur in 'patches's forming a mosaic of

tenure types across the city.

Given this tendency towards a mutual exclusiveness of tenure types (if
an enumeration district is, say, 100 per cent owner occupied, then its
percentage of 211 other tenure types must be zero) it is to be expected
that the distributdon of these variables will be bi-polar reflecting this
clustering, That is, excessively large numbers of enumerstion dictricts

will score either very highly or very lowly in terms of percentage o

householids under =z certain tenure,
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TENSN CHUTLDR FERTILE YOUNG LM IN1SH - D0MMEW FORLL CNEYRECY FIVYRMCY LOCMOV

PENSK 1,00 0.6¢ -N,6% -0, Q.00 0,00 ~0, 0 ¢ - 0,11
CHTLIR ~0.66 1.00 0.34 =0.11 0.07 0.07 -0.17 0,06 0,00 0,15
FERTIL -0,65 G. 3 1.00 .46 006 C.ot G.nd r,2d 0,14 Q.00
YU UNGA -0,12 0.11 0.46 1.00 0.0e o.2n 0.272 .26 0.1 0.0C
IRISH -0.0¢ 0.07 0,06 0,08 1.00 C.26 (1,50 0,12 0.13 0.00

COMMNW 0.00 0.07 0.26 0.28 0.2 1.00 a7 N0 0.15 Q.05
POUGN -0.00 0.12 0.24 0,29 0.50 0.73 .07 023 0.23 0.01
ONEYRM -0.16 0,0 0.24 0.26 0.12 0.20 0.2 1.00 0.4 0.29
FIVYRM ~0,08 0.00 0.14 0.5 0.13 0,15 0,27 C.4P 1.00 0.74

Lognev ~0.11 0.1 0.00 0.00 0,00 0,08 ~0.01 c.re n, 74 1.00
ECORAC -0.0? 0.42 -0.03 0.03 0.07 0.27 -0 10 0,0R -0.n2 0.04
TNEMP -N.36 0.4% 0,20 0.08 C.06 0,06 0,1 C.0f 0.na 0.20
TNEMTM -0, %7 0.46 0,19 0.06 0,07 c.ov —0L 14 0,05 0.9 0,22
FROF 0.13 0,01 0,04 0.0% 0.20 0.4 oo 0.1 07 0.17
EMIMAN 0.10 n.10 0.06 -0.0 .02 600 T2k C.09 -n.6g c.2»
FORSKET 0,15 0.21 0.0C C-0,00 0,17 .24 - s -0, 0.17
SEMSIT —-0.06 006 0.01 0.n0 r.nz - oo nLoT 0.17
IINSKTL -0.24 0.1 ~0.00 -0,07 RN N -7 e —( 00 0,26
WECUTL ~0.04 0.3 0.01 -0.08 OL16 a7 -7 A nLoR 0.31
CAlTW -0 0,14 0,05 -0.0N¢ n.na SR - G Sl 0.15
NOC AR -0, 1) 0,74 . =0.07 ~0,nd PR - N rigon 0,32
TWIC/ R 0012 N, HANRTY 0,03 0,17 n.ew (S =ne? 7,06
WNOC 0.0 0.74 0.01 0.07 0.1% GLA 0L oL -nott N, 34
COUN ~0. 3 0.3 ~0,11 -0, 34 0,14 0.40 ~ A N r.on 0.31
PRUNF 0.18 0.1 0,17 6,58 0,02 .24 0.2 ANl 0. 00 0.07

TRFUR 0.1 0,26 ¢.27 .49 .25 0,96 APRTE 0,723 0.1 0.1

PRENT 0.14 0.17 0.26 0.64 n,10n 0o DA .14 oo 0.10
CREHHC 0.45 0,40 -0, 11 0.20 0.11 nLe0 roat Rl nooe n.o7
NCTNWC o 0.no 0.20 0.47 0.00 0.1 0.1 ounT nLT 0.02
SHLACT 0,06 0,08 0.30 0.91 0,08 0.on 0.7k SIRES R 0,04
SHLEAT -0.0% 0.7 0.29 0,5? 0.05% 0.9 nLEe fLty 0, 0,02
SHLINY -0.00 0.16 0.28 .34 n,26 C.44 cLan 0.7 r.oa 0.00
HIDENS .45 0.0z 0.28 0.06 0.08 0.0 -2 LN -7 n.09
HIMEDE —0.51 0,65 0.17 -0.0F 0.15 0.71 e 0.0 RRes c.o0
LODENS 0.47 0.1 -0.15 o.07 0,11 0.76 e 0.00 -0, 0.02
ALEVEL 0.09 0.27 0.10 c.12 0.15 N 0.3 n.19 0.15% 0.11

DEGEFE 0.10 0.24 0,14 0.1 n.17 n.%4 (1S n.21 SRRV 0.16
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FENSN
CHILIR
PERTIL
YOURGA
TRISE

LOCHMOV
KECONAC
UNEMF
ONEMT™
MROF
EMPMAN
FORSKI
SEMSK I
UNGKIL
WKCTTL
CARTW
NOCAR
TWOCAR
OWNOC
CONN
FRUNF
PRFUR
FRERT
ONEHHO
NCINWC
SHLHEQT
SHLBAT
SHL INW
HIDENS
HIMETE
LOTENS
ALBVEL
TEGHEE

NOCAR

~0. 11

0.34
-0.07
-0.04
-0.13
~0.25

A
~0.22

~0.%0

0,44

G.h4
-0.64%
~0.45%
-0.48

0.18
n, 1
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0,60 ANRS 1.0 0.7%
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with tenure groups is unsurprising. The correlaticon of HNCINWC and percent
households private rented unfurnished (0.732) and

confirms the pattern of poor housing being owned

correlations of FRUNY And PRENT ity 007 D700 a0 T TERLTTT ab by bk 2nm s

te a greater or lesser exitent,

o}

Correlations involving the variabl.s weasurin. overercwding are coensistent

%

=
t
5
o
g
9]

m

4]

(o9
b_l .
n

[}

7

44

w

[¢]

(&5
n

o

by
Ab]

[

.

. . N Tes g e g A ) N v b e 2 : - +
of more than 1% PErSCRE DEr I'S2dW) carrel strongly with unervloyrent
. N : R T T T S PN Cpr e N
variables WU oLl n) WL LWL 1Ineeme Da 0 owitn L\'\,L,:::'.) .
ap O P, t - . ey megegmae g [ 4 y LR
LvonverseLly, CR Towl C SRR SRR K—,. U

ropulztion the

for the varisble HIVEDENS

L. \ .
than I person per room), witn

Overalil then, of denrivaticr tena
areally zssoclated, while they are sgsitiaily aistinst from vavriatles

relate to affluence in 2 general wzy such zs owner occ.rnticn and heusehelds

living at a density ¢f less

re-erpnasising tne

tenures, owner cccunztiocn neir, assccliztled wiilh a more {reausnt occurrence

of high car owrercship, low livirg densitiesg, higher education levels etc., and

few occurrences of low income, hicn unero:

<
=
-

LR ~ oy 4+ R - - - . b I ,- [P
Ihe rrivate rerted 2nTE teoobte looe : Lo
ceol, ants, tul oexmiblte unllorviy TLon Yool SomTL T,

4 ' 3 < ~ - £ g i 3 . 4 . b - N FEE -~ . P -

It wiil te geen {ror Tahle 6, LroT N oY lamct o ol SefTr £ DL
inTer—ccyrelatio than Ao rrocsalvc o vorooctoorg ot oL e Ted, e e 2 F
S T ol Interecorrelotlin oo curoo il O I A O OO TUTIN S Y oL

i, LY e e g - v - - - e g e m e
S0 DUY BESTCH LU = Gomind 150 IS SEUEUE SRS . -l 7 LooLLel LD



~100~

therefore;

"to resclve 1ils
where thes nurber of factors k .o
number of variables." Cattell (1265a)

e8]

he following tatle:

3 mean ] oy - 1 T y T SO
A cte resulite of an o aralysis utilising SESS

. . e - . . N . “ RN . . . P e N
subLvogreT rel Ul L in o s VL0 et s T syl (Sfe Lieoel oal 197%),
Thie metrog oo Inly Footere = taued uron ths LAl morurcition
that tho cbgervad correlxiions ove the vrcduct of underiying prep lavity
< - ST Lo s -y o~ RN e o ~oe

in the anta, I varticoion s Jotels oreTnoroof Dot - ®otne
ary - ‘\t'\ e R T 1] < SRR N o~ + ~ Aoyret it +- TETLI = & oo e
arly rartrouasznT v [ s i T U Congii LopeTis o Gt valll
e Ratal 4 el { - S 37 \ e - Yoo
ant o a unique O A S T S TorEy

i 3 Tl Lo LT Tl rvet verlac e Lo iolloe Ty

VErlTag IoTouTie oy oore ol owelcn are onared vy other

comruneliiy ol gamon vuria: tore mzde, Thers S ried
conventicn ¢ ~s.ize ur i Ltilig fro.rar used Lere s 2l

initial es

o

between

Lteralion

until tne ¢iffercrce petween WC successlive

3 e / -~
B " 2L
oA el AL e PR R - R - O P
a delallet 2isQuss . LILE , Sfg b 1Ty o e L Lle
Sorruna=nitl Do e Inc.wdes ino® 2ri S
P T I ~ . . p P oL e i~ R
Initially —re v LS Wo Lo By latiors - Uhe bs LT




- 10%

e most

o)
D
Fs
-
r
1)
o+
.
o)
o+
@]
r
=
O
=
T
<
@®
"
B
"
-
I
1%
i)
o
0
ot

variance, then the s=cond {nctor extiracts the nor so on until

The

the amrount of varianc

ﬁi‘-». R T T e R ]

cereiii

which oro -
Ill 3
> .

"oy - o N
There ars oI

e magd emotide

M LA v P . .- - . I L. P e ~
i theot oo e . e oouLTy SonLry, SR -

[ ey v T N TN P R T - . i

) . M . - N i N - - .t .
. IR TR e : N Py P .~ - v AT




VARIABLE COMMUNALITY FAGCTOR EICENVALLE PCT 7T VAP CUM_FCT
PENSN 0.9% 1 7.94 r 17.5
CHILIR 0.91 2 6,07 2.6 60.4
FERTILE 0.66 2 2.79 O 71.0
YOUNGAIM 0.58 4 2.00 7.5 78.5
IRISH 0.23 5 1.7 6.5 85.0
(ofs., ) 0.57 6 1,10 4.2 89.1
FORGN 0.98 7 0.89 3.4 92.5
ONEYRMOV 0.33 8 0.71 2.7 95.2
FIVYRMOV 0.RB 3 0.54 2.0 97.3%
LOCMOV 0.73 10 0.3 1.4 98.7
ECONACT 0.57 11 0.35 1.3 100.0
UNEMP 0.96
UUNEMPMA 0.%4
PROF 0.%6
FMTMAN 0.37
FORSKIL 0.63%
SEMSKTL 0.06
IINSKTL, 0.5
WKOUTLA 0.69
CARTW 0.75
NOCAR 0.91
TWOCAR 0.65
OWROC 0.82
conry 0.A8
PRUNF 0.94
PRIUR 0.72
PRENT 0.95
ONEHEOLD 0.65
NOINWE 0.78
SHLEOTW 0.93
SHLBATH 0.92
SRLINWC 0.63
HIDENS 0.70
HIMEDENS 0.89
LOIENS 0.69
ALEVEL 0.63
DEGREE 0.77

Q
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v-riables rather than between them. The ideal result from a factor analysis

is one in which the factor loadings produce a simple structure. That is, a

solution in which each variable loads strongly onto only one factor. Given that

5

S

rotation ic viriually univercnlly accepted as being desirable (Tattell

i

G

¥
Child, 1970, Rummeil, 1970, Taylor 1977),debate focuses upon the type of

rotation to be performed.

Two principal types of rotation are available = orthogonal when the axes
are maintained ~t an angle of 20 degrees to each o£her (as the nome implies)
obligue, when the various axes are rotated through different angles. The
mzjority of gecosgraphical studies have used orthogonal rotations, procducing
factors that are uncorrelated with each other - principally varimex
rotations, However, although the use of orthogonal rotations very often
improves the factor solutions of the direct method, there is no real reason
to suépose that the real world is structured in orthogonal dimensions,
Taylor (1977). Consequently, the use of oblique rotation in which the
factors mey be related to each other is to be preferred, even though

interpretation is made more difficult by the fact that this method produces

two sets of loadings relating the factpfs toe the variables,

Pattern loadings are similar to the original loadings, while the structure

19R5a

Ny
il

loading is anazlagous with correlation co-efficients, in that the squares of the

cr

structure loadings are the amount of variance that the factoer and its
interaction with the other factors accounts for. (It may be noted that in
the case of an orthogonal relationship between fzctors beth the pattern

loadings and the structure loadings take on the same value),

Pactor analyses which, using the present data, extrzct only & few

factors produce 1 first factor that is a general description of noverty.

breg

In the present case, however, the grouping is more sgpecific, &s can be seen

from Table 6.5. MNegative loadings appear for the variables KOCiR, COUM,



FACTOR 1 FACTUR 2 FACTCR 3 FACTCR 4 FACTCR § FACTOR € FACTCR 7 FACTOR 8 FACTCR 9 PACTCR 10 FACTCR 1

PENSN 0.13% -,00 ~0, 89 U0t O V.04 -0 ~(, 0P (L.0R 0.0? 0,06
CRILDR =012 0.06 0,54 0. 06 0.03% 0. 56 (1, 06 oLt -0.07 n.de -0, 12
FERTIL 0,00 0.09 .68 .09 ©.0oN ~( 03 (A (D (AN - iA .04
YCUNGA -0.02 0. 1¢ 0,19 0.07 =0.05 ~0.16 (.04 0.0 0.9% -0.17 0.00
IRISBH -0.02 -c. -0.01 0.02 =0, =002 G.91 0.00 =0.0% n.ee ~0,01
COMMNW 0.04 0.0% 0.0C4 ~0.m 0,01‘ 0.12 0,60 0.0 0.0 -0,07 0.07
PORCN -0.02 -0.01 0.02 -0.00 0.00 0,02 1.0% ~-0.07 0.04 L 06 -0.04
ONEYRM 0,11 -0.0% 0.09 0.44 -0.00 0.07 .0t ~0.01 0.19 -0.,17 0.18
FIVYRM 0.15 0.02 -0.01 c.9% Q.00 -0.00 0.0s 0.0 ~0.04 ~0.0¢ 0,07
LOCMOV 0.01 0,00 -0.05 0.82 0.07 0.04 -0.00 0,03 -0.09 .07 -0.10
BCONAC .00 1,03 0.07 -0.05 0.0% -0.7% -0.06 ~0.0 0,07 0.0n 0.02
URNEMF 0.04 0.0?2 0.03% 0.02 0.00 0.0 0,00 1.00 0.0 DL 0.03
UNEMPM 0.00 Q.0% 0.04 0.02 0. 0.1 ~0.00 0.¢4 -0.0 -0.Mm 0,0
PROF 0.0% 0.02 ~0.04 =0.,00 ~-0.12 0.073 0.07 =002 -0.07 ~-7.04 0.61
EMPVAN 0.22 0.00 0,09 ~0.04 -0.07 .04 0.0 -0, 1 ~0.04 ~.07 0.2%
FORSKI 0.00 -0.02 _0.00 ~0.02 0.69 -0.01 —0.08 G0 0.07 - -0.23
SEMIK L -0.09 .03 ¢.0r 0.12 .00 ~0.0F -N.0 0.0 ~0 00 NL04 -0.15
TNGKT L -0.35 0.07 -0, 0.05% -0.07 2.00 —L nLrs —o.t 0 -0.12
WKOUTL -0.19 0,05 =000 0.70 0,55 ~0,0% =, 04 (SRS -o.en .13 ~0.07
CARTW G.09 (SR =, N0 0,03 0.91 =0, Q.02 =0, 068 ~0.00 .00 [ )
NOCAR ~0.4% 0,08 -0, 26 0.10 0.0z 0.1% ~(. 1 AT 0.n7 - .04 -0.27
TWOCAR 0,12 =007 (SR 551 -0.07 -0.06 -0.02 1.0A -G -0 0h -7 0.32
OWNOC 0.55 0.0 0.24 -0,17% 0.0 0.2 (SN e -0.2" 3010 - 00 0.17
COUN -0.49 0.0 ¢.00 C.06 0.1 ~N.19 0,02 [ER =047 [N -0.08
FPRUNF 0.04 .23 By -0.04 0.02 -0.00 c.a? 0. o.a1 1,18 -0.04
PRFUR 0.1 0,12 ~(1.07 -0,01 0.00 0,00 o.n -0 0. ~0. g 0.04
PRENT 0,01 0,19 —C.on ~0.04 -¢.o7 —o.on Lo e a.A ~0.07 ~0.0?
OREXHO -0.19 [N -C.5d n.1y 0.7 ~0.0 0,08 A a.n =010 ~-0.07
NOINWC 0.0% C.67 =004 ~0.00 (.07 Q.04 0.0 WL O,y ¢ -0.0%
SHLROT -0, 00 ¢.a2 0,0 0.0 =001 (0,00 00 [ANEEE -0 —r, N0 0,07
SHLBAT =i, 07 0,91 o.00 =0.m G.an .02 -, 0 [N e - (7 c.0x
SHLINV 0.00 0,27 .o 0.0% -0, —0. 00 c.1m —.0n D i 0.04
A1 DENS ~0.55% 0.1 0.17 -0 14 0,08 0.20 ~0.,07 Q.20 G.0t -~ .08 0,02
H1MEDE =08 n.04 Cc.ev -o.1e 0,37 .18 ~(. i [N —(L N .25 -0.06
LONENS 0.47 oL 07 0.0 -0.00 -0, 07 0.1 o ~0.2% i, 0% .08 0.20
ALEVEL 0.02 -0, 0.00 0.08 -0.0 =0 OR 0,04 —.0eA 0.0 ¢.n0 0.72

NEGREE 0,03 o,.m [3e)! Q.00 -0.C -0, 02 0,07 - 0e 0,00 C.02 0.84
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HIDZ!'S and HIMEDENS, while positive loadings exist with the variables OWNOC

and LODENS, As such, the factor would appear to represent a modern housing

polarisation between the public rented and private owner occupied sectors of

the housing market - with no strong link t» economic power (the NOCAR loading
ia only -0.45) or physical conditions. The apparent inequality in living

densities between the iwo sectors leads one to suggest that the polarisation
produced here is a measure of some form of institutional inequality, produced

by the public sector housing stock management,

Factor two has very high loadings on SHLHOTW and SHLBATH and a high

loading on NOINWC (0.68). Consequently, it must be regarded as a 'poor housing'

factor (having no strong link with tenure type)., Facter three is a 'family'
dimension with high negative loadings on PEESN ad CNEHHOLD and high positive
loadings on CHILDR and FERTILE, while factor four is a mohility dimension,
having very high positive loadings on FIVYRIOV and LOCMOV aﬁd a modesrate
loading on ONEYRMOV,., Facter five may be seen a a 'ccmmuting' fzcter with
high positive loadings on CARTW and FORSKIL and a medium positive loading

with WKOUTLA.

Factor six has positive and negative loadings upon CHILDR and ECCaCT

respectively and is therefore seen as a 'youth' dimension. Factor - :2n
is clearly an 'ethnic' factor., Factor eight has high leoadings only with

'unemployment! variables and factor nine has a high positive loading ~ith

'private rented unfurnished' accommodaticn,with an additional medium positive

loading with young adult makes. Factor ten is a 'private rented furnished/

share or lack an inside toilet' dimension,while factor eleven has high loadings
on the 'education' variables and on professional socio-economic groups.
Table 6.6. shows the factor structures which;

"measure the correlations of variables with the patterns®,
Rummel (1967).

and the overall structure described above is reinforced.



PRYSR
CRILDR
FERTIL
YOUNGA
IRISH
COMvIv
FORGHN
ONEYRM
FIVYRM
Locmev
ECORAC
UNEMP
UNEMPM
PRO?Y
EMPMAR
PORSKI
SEMSKI
OXSKIL
WKCUTL
CARTW
NCOCAR
TW{CAR
Owxoee
COUR
FRUNF

FRENT

ONEHEO
NOINWC
SELROT
SHLBAT
SHLINW
BIDERS
HIMEDE
LCDNES
ALEVEL
IECREE

PACTOR 1 FACTUR 2 FACTUR 3 FACTUR 4 PACTCR S FACTOR 6 FACTCR 7 FACTOR 8 FACTCR 9 FACTOR 10  FACTOR 1
0,19 -0.03 =-0.92 -0,14 ~0,17 -0.05 0,02 -0.%4 0,11 0.07 0,10
-0.40 0.0R 0.62 0.0R 0, 26 0.62 -0.17 0.44 ~0.16 0.%1 0,26
-0.09 0.27 0.70 C.14 0,03 .08 ¢.2* 0,16 0.3 -0,29 C.14
0.01 0.51 0.18 0,16 -0,07 =0.11 0.28 0.04 0.67 ~0.38 0.10
0.08 .06 Q.00 0.08 -0,16 0.03% 0.47 ~0.08 0.05 ~0.19 0.17
0.22 0,27 0,07 0.06 ~0,23 0.23 0.72 =-0.10 0.5 -0.4! 0.%8
0.22 0.23% 0.04 0.13 ~0.29 0,19 0,38 -0.18 0.26 -0.3%9 0.%7
~0.07 0.1} 0.1% 0,47 ~0.09 0.06 0.24 0.0% 0,18 =-0,2¢ ©,20
0,09 o.M 0.04 0.92 C.02 ~0.02 0.24 0.06 0,06 ~0.1¢ 0.09
~0.27 0.04 0.01 0.82 0.20 ~N,01 -0,02 0.20 ~0,09 0.08 0,22
.04 -0,17 0,00 0,02 0.06 =0.74 -0.18 -0.18 -0,02 0.08 ~0,09
-0.59 0.29 0,20 0.19 0.21 N.24 =0.16 0.97 0.00 0.0 -0.38
~0.62 0.28 0.0 U115 0.20 O.c. ~0.17 0.96 -0,03% 0.00 -0,41
c.4 -0,07 ~0.02 -N,04 =0.39 0.09 0.4 -0.34 0.04 ~0.3 0.72
0.48 0.1 0.03% -0.12 ~0.75 0,02 0.2 ~C.44 0.05 -0.19 0.52
-0.29 0,09 0.08 0,05 0.76 -0, 04 -0, %2 0.26 -0.03 0.1% =0.46
-0.14 c.04 0.03 0,14 0,08 -0.08 -0.09 0.07 -0.0 c.o8 =C.19
~0.63 0,12 0.07 0.15 0.76 0.0 ~0.12% C.57 ~0.13 0.21 ~0.50
-0.49 0,08 Q.12 Q.20 0.7 ~0,00 -0,40 0.456 ~0.12 0. 31 <0,%3
~0.00 ~11.00 0.1 LR c.n -0.m ~C,18 0.04 (.01 0.4 -0,1%
-0D,80 ¢,28 =012 [ G226 0,18 -0, 34 0.74 -0.05% 0,12 -0,69
0.64 -0, 21 .04 -0 17 0031 ~0,10 0.3 ~0.58 0,02 -0.25 C.&7
0.82 0,00 ~0.06 -0, 28 ~0.23 0,20 0.3%8 -C.60 C.26 -~0.17 C.62
-0.74 ~0.20 0,12 0.18 0.33 ~0.15 ~C.¢2 0.50 -0.59 0.3%2 -0.%9
0.1% 0.6H ~0.10 -0.00 .00 0,03 0.18 -0, 0.93 -0.08 ~0,01
0.29 0,45 -0.03% 0,04 -0.23 0.09 0.6 ~0.15 0.98 ~0.65% 0.38
0.14 c.70 -0.07 0,01 ~0.09 0.02 0.30 -0, 0.99 ~0.3%0 0.07
-0.07 0.4 -0.92 .20 -0.22 -C.02 0.27 0.06 n.38 ~-0.42 ~0.0%
-0.07 C.A2 0,04 .06 0.13 C.15 .09 0.21 0.6% ~0.,01 ~0.19
-0.19 0.9 0.0% 0.7 -0, 00 0,16 0.26 C.28 0,57 0.39 -0.07
~0,14 n.9% 0,07 0.0 0.00 0,17 D.24 c.e7 0.59 ~0.32 -0.07
0.07 0,38 0,06 0,12 -0, 0.0% 0,53 ~0.02 0.24 ~0.7% 0.3
~0,71 [0l 3,14 0.03 0,72 0. %0 -0,1% .66 ~C.01 -C.0% ~0.35
-0.R3 0.18 0,37 0.06 0.%% 0.26 -0, 1% 0.70 -0.16 0.18 -0.92%
0.7¢ -C.01 -0.11 -0, -0, 30 .07 0.1 -0,61 0.23 -0, 11 0.5%4
0.44 -0,10 0.01 c.03 -0.30 -0.03% 0.8 ~(.,40 0.1 -0.28 0.78
0.46 -0 0,50 ¢C.o0 -0,15 0.02 0,40 -C.43 0.09 -0.29 .87

-l -
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These then are the factors that we may identify that cause the spatial
patterns seen on the ground. Table 6.7 shows the correlations between the
factors and it is helpful to examine these, which are graphically portrayed

in Figure 6.2.

Figure 6.2, Relationships between factors,

Factor Correlations

——————— b—-5
> «5

Private/Council

1
11 A

A
Private Rented \

Furnished

Yducation

2 Poor Housing

Private Rented
Unfurnizhed 9

4 Mobilliy

Unemployment

5 Commting

6
Youch

Now we see two distinct groups of factors, I'irstly the group containing

‘Family', 'Mcbility', 'Commuting' and 'Youth', which may be regarded as
almost independent,having no significant correlations with the other
factors. The remaining seven factors,however,siiow a significant amount of
intercorrelation. Particularly interesting is the correlation of 0.6
between the private rented unfurnished and the poor housing factors - a
relationship which appears as one factor in analyses extracting fewer
factors. In fact, the degree of inter-correlation between factors
suggests that a further degree of generalisation may be possible and

the input of the factor correlation matrix facilitates a subsequent 'second'



FACTOR 1 FACTUR 2 FACTOR % FACTCH 4 FACTCR 9 - FACTUE 6 FACTUH 7 FACT'H Q FACTVR 9 FACTOR 10 PACTOR 11

|
FACTCOR 3 10 - .14 0,17 0,27 ~0.18 0,07 G.2n =0t r -2,07 0,52
PACTOR 2 0,14 1.00 0.01 0,11 0.02 0.1% L2 G ar CLhn -0,26 0,12
FACTOR * ~0,13 o.m 1.00 0.0k 0.14 n.on c. Gty -0 ~0,01 0.0%
FACTOH 4 ~0,27 Q.tt 0,06 1,00 0.0R ~0. (% G.13 0,153 .04 ~0.08 -0.05
FACTLR & -0.18 0.02 0,14 0.0R 1.00 -, 00 -0, 17 0.7 [ESTRALE 0.22 -0.35
PACTOR 6 ~0.0% 0.15 c.o8 ~0.06 .07 1,00 017 .o oL 0.01 0,08
FACTCR 7 .25 0.22 0,02 0.13 -0.37 0.13 100 0 S .85 0.42
FACTCR 8 0,61} 0.26 0.17 G.13 0.21 (S 0,20 100 -0r.614 0,02 -2.47
PACTOR 9 SRS Q.60 0,00 0,04 0,05 0,0 (e -4 Lo ~0,29 0.09
FLCTOR O .0 ~0.26 -0,01 -0,08 0,27 0.01 S ARELY L 2 L] -0, %3
FACTCH 11 .82 ~0.17 0.0 ~0.09 =0. %5 (3, OF .47 -t L ~0.33 1.00

Table £,8, Communslities {or 3 Higher Order Factor Model

VARIABLE COMMUNALITY FACT R E1eMVaLUIE i VAR ClM PeT ;
Fo 070 1 S.87 4 49, -
P2 CLR5 . T o RS R \43_
P "L 3 e N 0.0 !
F 4 0,07
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b (A
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or 'higher' order factor arlyais. Tables 6.8 to 6,11 present the

reasults o0 thnie rotyoing

It is immediztel; apparent fram the communalities (Table 6,8,) that the four
Foartorme Seclages o e mven a0 e v rpe ]y ipeenendent 4o not coniribuie
S S o S AT B D o Le e, Hencey these carn be eflectively

reserded a0 intore ot oy ool chiie dndicators of the socio-syatial structure,

O the remainings firct h-oer Tuotors howevery the nigher order analyeis does
yrodice srme ittty e ~lationa,

“izher order D.ofor e hee Bich rositive lozdings on factor eleven
(education) and seve. ‘=innicity), witn 2 moderzte positive loading on

t for

]

)
[¥9)
O
ot
2
+
V]
o
D
—~
‘]
3
P
t
3
-3

colarisstion), ‘egative loadings exi
actors five {commuting) and ten (private rented furnished), This identifies
a2 seeningly paradexicsl association of relatively proesperous owner

occupztion and professional people with ethnic minorities. An explanmation

of fthis phencmenor is bost undertaken with reference to the particular

gircumstances n vevweastle upon Tyne,

The immigrant popvlation in Newcastle is predominantly of Asian/Indian

origin and forms 2 ihriving, economically viable community. Figure 6.3
shows the enumeraticn districts in which this population is most heavily
concentrated, These areas are in Jesmond, Arthur's Hill and Elswick.,
Jesmond is a predominantly middle class inner city suburb, (Batley, 1972),

while Arthur's Hill =nd mlswick are working class areas with a high

. g 7 PR, s T - - [ RN . ~ . o -
sturdent population, In eezcn 2! the zreazs tne doiwinant Zorn of tenure is

oWner occupation or ~arivate renting.

- I . Ve - - . . = . . s . e e .- DA
Flpures A,4 s A,5 T ew ket trncertrations S tne worst hotcing
. I - - - o D o - B - o TN e Y - - + 3 o -]
crnditions sce leroely abeent from thzase areas, Clvilarly, other general

indicators of deprivaiicon have no major concentrations in those areas as



Figures 6.5, to 6,8, illustrate, What the first crder factor appears to be
deccribing,therefore, 1z the economically visblic, or ths 'functional inner city!?
Flgure 5.9 ghows the spatisl pattern of factor scores for higher order factor one
Cleariy the functional inner city exists in 2 broad band arcund the city centre,
e I G LR Thhe M sobe 1 IR Cfisman, arthus s Hi11/

v v IR AEIN

o Wioher ordore Tnoror veesat blichos fh UUel Tetyween poor auality

moing ore The private rented (unfurnisned) cector of the housing market, Both
firat orae» © ctors two =nd nine leaad pooltively anc <*rongsly onte the factor. As
sachn it may be regarded as the economic -mititnszis of higner order factor one and
ray be ftermad the 'disfunctional inner
diztributicn of ths factor scores.
~f e nigh posiftive scores occur in
centre and in £ ford, Byker and St lLawrence wards
the data refers to 1971 and Byker and Westgate, in particular, have been

since that time).

T

Clearly however,

nerz isx ons based very much upon the inner older zrez:s and *the patiern of the
regative scores is almost exclusively on the edge of the city, totally distinct
from the inner city., The link between. the disfuncticnal inner city and areas of

private renting

loadings. TFigure 6,11 illustrates the di

i

and the general correspondence with Figur
Finally, the third higher order factar

is a strong cone and is nnt only

shownn by the higher order factor

stribution of

private rented dwellings

e £ s

.10 is

an obvious feature,

s 3 leading of =2pproximately 0.7 on
and a negative loading of
cuch, it can bs regeraed as = further

manifestation of the modern houging polarisaticn,with the unemployed in general
sxcluded from tne benefits of owner occupation and low living densities,and can,
therefore, be ceen ac & measure of housing inesuzlity crursd through production

FPigure 6,12 shows that spati

inequaiity.
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Factor Correlations

FACTUR

Table

PACTOR
FACTTR

FACTOR

6417,

3

Factor Structure

oM M
.

S B I
o

F10
F11

FACTOR 1 2 PACTCHC 3
0.42 (A3 0,69
~0.,10 0,89 5,17
0.02 —ane ~2.25
0.02 0.04 -0,29
~0.44 0.04 0,04
0,07 0.04 ~0,18
C.69 0.15 ~0.14
~0.3%7 0.08 =0.65
0.07 0.71 0.16
-0.50 ~0.1R 0.20
.76 ~0,13 0.14
FACTCH 1 FACTCR 2 FACTCR %
1.00 0,19 0.08
G119 .07 =0.20
0,08 ~{1.20 1.00
FACTCR 1 FACTCH 2 FACT(» 3
0.49 c.o0 0.71
0.05 0.20 ~0. 34
=0.00 ~-0.01 -0.,24
0.00 0,10 -0,26
-0.44 -0,0% -0.,08
0.06 0.09 .38
0,71 0.3 -0, 11
-0, 4 0.14 ~0.70
0.22 0.69 0.02
-0.52 -0.33 0.19
0.74 -0.01 0.24
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heuaing therefore, takes on an lmportance of its own in lewcartle, whareas
the other features that we have discussed are found in the city, largsely as

ons would predict.

e Yl - e e SO P H - = o~ - : .
i ‘ S LR W m veings. Heth vesfognional

Tixele soclo-sconomnic groups, for example, fonl to be
2zgnoiated with owner occupation and with low living densities. In fact, such

n Tinding takes our discussion of derrivation a stage further as it reinforces

Yy

the conclusion reactied in the preceding chauvter, that housing is as mach

W

manifestation of deprivation as it is a cause, Although 1t is obo7 ~usly not

: K R 4 3 ~ o 3 ¥ a3 e FIN
a ceincidence that the worst nousing 1z nct cocupied b

!

9

the situation is more complicated than o simrle irceome cornireint medel
would znggest. EZecause no one easily identifiable group is guifering from the

housing problem,; income is not an explicit differentiating facter. The

.

processes of supply and demand, therefore, assume an even grester significance.

The supply aspsct of the supply/demand equation has been examined in Part II
and, from this znalysis, wé are able to explain the existencs of substandard
housing. In Newcastle-upon-Tyne, however, the principal common characteristic
of the households living in substandard housing is that they live in poor
housing. This suggests strongly that the allccative mechanisms of the housing
market add to the patterns of deprivation that have been explained in the

preceding two chapters,

These z2llocative mechanisms are not, however, ranaom, but arise from the
structure of the society in which they exist (see Chapter Three, pp 27-29),

In the following chapter, therefore, cur atfention *turns i2 beth the various

n

instituticns that regulate the allocation of households 1o houses and,
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THE OFRRATION OF ENDENMIC SCCIalL FROCLOGRS

7.7, Inircduction.

Leocan puh Une rropLer Righligttea wd o a0 oo rreviouse chapter
miolnes way . Yery sigply, glven that tas nous:ns Goes exlst, then the

;Tess nurper of housenclds corpared to “ne purper ~U dwellings should tell u

whetner the werst housing needs to pe cocupied. Arg.at y, 17 The rarket

funntions efficiently and the teotal sztosi of dwelllr.r 5 X + ¥y, while there
zre omly o ncousehalds. thep v @ Plifes will o Pe o hepee of 13

T2 DILy x nousehoclas, en y LWBA_,II,:_s w1l Ue VIO, Jhege should
rerresent the weorst housing stock. Any other corcinazlion of circurstances

an pe ervisszged in such simple terms silowing prediction of, say, the
nurver of homeless farilies, the nurber of vacant cdwellings or the number
of subgtandard dwellings which rmust be occupied. But such predictions
would be inaccurate. We have seen that in a housing surplus situation the
worst stock 1s inhabited. Thervefore, oy definition, better housing is
vacant., This is nct the type of situaticn that a2 sirple perfectly
corpetitive supply-demand wodel would lead us to expect, as reduced derand
would tend to lower the price of the vaéant housing, rroducing a demand for
it. It is fror consumers of the worst housing that this dewrand mray be

expected to core.

Therefore, the processes that lead te indices of deprivation in ctlher

s:heres and to the poverty cycle must alsco agpear, in sore forr, in the

houging market, Tables 7.1 and 7.2 show the stoow of nousing by region

and by conurbpation, relative to Lne nurber of 12z, As slated atove,

z rurply-derand reodel pased uron squilicriur ic cleariy untenatla, given the
tects, (nly ir Sreater London 1 there what may be trowsht of as excessive

g

ohserved

recssure

uporn the nousing stock in terms of nurbers. Consequently, we must assume that



7,

Table (.1, Regional Stock of Dwellings and Hou eholds (197

s\
!e
Ll

(source: General Houschold Survey, 1977)

P
PR

Households

L _Ltars

.7 LT
P 1,741

2.3 1,371

1.5 678
4.5 e
4.8 TLERD
4,2 3.544
d.7 y 08
3.4 1,792
?’0 i \vE’Qb
4,2 16,82

HNumber of
Overcrowded
Persons. 1.

o

oOnNgS.

40,870
67,700
362,515
118,735
51,855
78,270

Dwellings Vacant
fegion 000 's 000's
Torth 1,176 1
Yorksnirve/llunberside 1,785 6¢
mast Midlonds 1,417 55
East Anglia 639 D
South East 6.295 232
Greater London 2,669 129
Fest of South Rast 7,626 1873
South West 1,625 76
W. Midlands 1,831 55
North West 24392 83
Erigland 17,224 729
Table 7.2 Households in Conurbations, 1971.
(source, Smith 1977, p 46).
Excess Dwellings
Conurbation over Households.
Tyneside 16,665 5 o 6%
West Yorkshire 27,975 4. 4%
Greater London -115,815% -4, 5%
West Midlands 2,215 1, 5%
Merseyside 16,780 % o K
S.E. Lancashire 32,800 . 8%

Overcrowding taken as more than 1.5 persons per room
Remaining 2,203 homeless families at 31.12.71 not broken
down intc conurbat

Housing Surplus
000's %
55 4.7
44 2.5
46 5.2
21 3.0
92 1.5
8 0.4
83 2.5
46 2.8
39 2.1
57 2.4
400 2.3

Number of
Homeless

Families.

55256

el

NN



deniand is seomehow manipulated so that it matches the available housing stock,

)

or more particularly the stock that private capital is willing and able to

releass on to the market, This is the implication of our discussion of

len onnd it s to the processss that allow such a situation Lo arise

7<2o Choice, constraint and co-operation,

We have already referred te cities as gigantic resource systems. That
denrivation exists in various guises is evidence that the distribution of
t-ese resources 1is not an equitable one., It is important to make one link
here however , If the distribution of resources is not equitable, then a
realistic assumption must be that the method of distribution is also
inequitable. Chapter Three showed that the housing m?rket is subject to
a great variety of infiuences (by institutions, by laws, by powerful
individuals and companies etc.) and in many respects, as we have observed,
supply functions independently of the individuals and groups who form the
demand -~ at least in the lower less profitable sector of the private housing
market., The population must be housed_séme?here,and that they are reflects
the fact that the market contains mechanisms which allocate individuals
to houses in some way. Bach individual household does not, however, have
freedom of choice in determining where it locates. EKather, it locates
within a set of constraints imposed upon it by the outcome of other spheres
of its interaction., Most notable amongst these constiraints is income
although,as Chapter Five showed, location of employment and other factors
also act as constraints. Clearly, the constraints imposed upon many
individuals (such as those on low income) are similar and herein lies one of
the principal attractions of the Rex and Moore housiny ¢lass model (see
Chapter Two). Given, however, the number of groups involved in the housing
market (see Chapter Three), the constraints will also reflect both the

interaction beiween these gsroups,and the interaction of the demand groups



with the institubions that regulate the market - and with society in

zeneral .

Particularly important in this context are the reperal aims of the total
CIANED LR is evervhray soriving towards tne same goal (in this caze Setfer

founin. ter evervone), or are t.e goals of different groups differant and in

many cases constrained by others? That is, do we live in a co-operative

A
-y

or a conflict society? The legitimised actions of the state are bar
superficially at least, upon behaviour that is in.,and is recognised to be

in.everyone's interest. However, intuitively one would expect the underlying

1

processes in society to be vased upon the conflict or competition beftween gro ps
for control or use of resources. Yet, although the existence of certain types
of conflicts cannot be sericusly disputed, many writers have devoted their

main epergies towards studying what they consider to ce the fundamental

forces of social cohesion, such as shared ideas and traditions etc, These
ingredients of social order lead to the assumption that each group is held
together by a consensus - by some tacit agreement concerning basic rules and

values,

Certainly there is some validity in the argument. For example:

"The first necessity for the operation of the housing

market is a system which defines rights pertaining to

property and establishes a set of procedures for the

transfer of these rights. The private housing entrepreneur

cannot create these legal institutions, He is dependant

uson the community %¢ do so," Smith (1970, p 11)
Broadly sp=aking, the consensus theories follow the tradition of the
French sociologist, Durkheim, while the conflict theories are most
prevalent in writings in the spirit of Marx., However;

"Most sociologisis would say that they are sensitiv
to both consensus and conflict, Only a minority
identify with one anproach or the other, However,
there is a tendency for sociologists to lean towards

the consensus model sveoes Broom and Selznick (1973, p &)

i

If we are to understand the workings of the housings market it is
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important that we clarify this position., The consensus model, according
to Simmie (1974), finds its basic expression in Parsons' (1951) treatise
on the social system and can be traced through structural-functionalism and

inte systams thaory, which has oeceome pevular as an approach in ftown planning.

-t

Ghwviously the peropective heid oy plasners is of significance to the overall
workings of the market and the avplication of systems theory by planners will
be more fully discussed below. Crucial to the consensus model of Parsons,

Fowever, is the idea of social action (Rocher, 1974) and the belief that

-

human action is characterised by the properties of a system. Order (social)
is paramount in the social organisation and the complementarity of the work
of Durkheim and Freud is noted, Independently, both illustrated that human
action follows rules, norms and patterns, which both structure it and give it

a coherent framework (Rocher, 1974).

-

Although the fact that there is no longer a war of all against all
(Rocher, 1974) complements the notion that society is formed or many
inter-related groups functiéning within the overall system, the dynamic

mechanism of the system is open to dcubt.

With respect only to the housing market we have noted that the

individual does not have complete freedom of choice, That is, he
is constrained. Does this constraint mean that the individual is in
a conflict situation, or does he form part of the collective system with
no conflict of ideals resulting from constraint? The implications of such
a question are far reaching., As Simmie (1974, p 48) has noted:

"1f one is able to assume that society is based

upon co-operation, then a comparatively limited

range of policies will do for one situation, If

society is based upon confliet however, then many

gsituations will arise where only mutually

inconsistent or self-defeating policies will satisfy

all the parties to the conflict."

Obviously,much will depend upon the source of the conflict. 1If in the

present case housing iz the solz area of conflict, then some action
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appertaining to housing 1s required. If, however, housing is only a
manifestation of a more fundamental conflict then (for example) housing

volicies may not be relevant as anything other than cosmetic,

Twe lines of thought in the formulation of conflict theory are ildentitiable
immie (19743a The classical economic formulations of Smith and the demograrhic
specaiations of Malthus are based upon the concept of universal compstition
for resources. .he line of thought is also found in the elitist concepis of
social Darwinism (for example, Sumner 1963)., The second main strand of
conflict theory follows on from the early formulations of Hegel, whoss
social philosophy was based upon the premise that society is composed of
antithetical forces which create change by their respective balance, The
dynamism for this change is struggle and tensions (Simmie 1974, Sabine 1964,

Hegel 1963).

Much of Hegel's analysis was drawn upon and expanded by Marx, who is the
classic formulist of conflict theory. For Marx, as we observed earlier,
conflict in society revolves around the individual's relationship to the
means of production., BEach member of society has certain material requirements -
'wants' or 'needs', but it is the individual's position, relative to the mode
of production, which determines whether, or how, these requirements are met.
In Marx's analysis;

"The real force which drives society on, however,
i8S sse0e.s the conflict arising from the inadequate
social and economic organisation of the available
productive forces for the supply of the needs of
the whole society." Simmie (1974, p50)

Out of the production relations arise social classes which in time are
supposed to polarise into the two opposed groups, bourgecis andé proletariat.
In modern society the major determinant of the outcome of conflict is

eccnomic power, because the dominant distribution system is the market,

According to the Marxist line of thought,; the conflict over economic power



is a manifestation cf tne conflict betweer. soclel clacses, nventuaily,

it is suggested, this conflict will leazd tz ithe cverihrow cf the old order
and the institution of new social and ecconomic relationships and new
distributive gystems.

in Eritain, the rarkeu, destote trooo o coorih oranaes cof the 'welfare

state', 18 still the dorirant distrivutive meoranliser,.  3But, there is 1ittle

overt conflict betweern soccial clarsag, leariy, {wit; the vozsihble excertion

the gevernteentn century, been

of the objectives outlined iv the

and

If however, ccnflict is the dynamisr whicow
acccemplishments, it is not in the form of overt class conflict identified

by Marx.

indeed, both theoretical and empirvical criticisrs of Marx abound and
i1t is true tc say that;

"Marxisr has generated loyalties and responses that go teyond the
realm of scholarship." Breer and Selznick (1673, p199)

This may well be explicable in view of fhe fact that ruch of the Varxist
analysis is a political programme as well as an economic analysis, Tet,
change does occur in society and readjustment, resulting from conflict, may be

seen as the force behind that change.

Yore recently, tne conflict theory nas been adopted by several writers
« . !
notably Coser (149%6), Dahrendorf (1950, 196%) and Rex (1970). Crser's

thegis marks an important departur: frar the work =o fzr considered,

Altnougn nls wore falls troadly into Lne siructural - functlionarisr

35 3 ' R ; : 1 o R PR B yiam o P
varadigr, he draws tre distincticon tetween functiona. and disfuncitlional

"Internal social confliczts whicn concern goals, values or
interests that dc net contradict “he tasic acsurpticens upon



whicn the relationshi
for the social siru
the readiustrent of
accordance with the
subgroups.' Coser (1Hjb,
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Coser, hiowever, with erpirical {if act theoreticsl)
rore irportance to the rere regular resitive conflict., For Coser, conflict

ie tolerated and even institutionziissd 17 society =nd helps us tog

"revitalise exigting norro, o 2t oo to the
erergence of new norrs,"  Tooav (10R6, 1000
Norws in soclety are the vozulr -7 fre balonce of nower,

Theoretically the thesis is criticis=d by nex '1970). ne says;
"Coser seems tc be goln. far tcoward t the balarce of
power is the basic factor in social i 8

normative structure is a dependant variaule, Une might well

ask, therefore, whether it wculd not b e

analysis with the bzlance of 1 :

which this valance of power is surpose

beginning by assuming the exist

tter to start at once
ct of interesats

t~ gettlie, rather than

orrs.” Rex (1970, pl16)

v

This is the course that Marx adopted. Simrie (1974) considers that this
makes Coser's distinction unnecessary, Conceptuzily however, it is useful

to distinguish, at leaut broadly, between tclerated znd disruptive conflict.

Juxtaposed classes in the Morxian senso is unlikely Lo occur, because

d¢ ncot have sul

Classes are seen Tore in the Webverian sensze of fluid interest groups woicn forr

snd dizbana as lssus TR e 1o T s L S Lot ed,

banrendorf {(196%) hasz =lsc taken up this poing,

norogenous classes that Fary predicted nave arisen, altrough Miliband (196%)
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change are ublguit.us in society. The endemic cause of conilict in sociuty
for nim 1lies in the dominance relationships that exist within it. Yet, as

Simmie (1974) notes, if the basis of dominance is economic, as Marx arsues,

1

1inen tne treatment oU conflict tasod woon dominance relaticenships is only aimed

o~

at the symptoms ane notl the causs o! cenflict, The concept of dominance and

power relationshins in eacicty g ewever, a useful one that can be

o
)

incorporated inte models of scciely,

A theory of conflict which weuld arpear to be an adequate method of

roduced

7]
]

conceptualising the endemic processes in society has, however, been

ey

7]

by Kex (1970). His starting point is akin to Marx in that;

"The most basic
Fal

o 1 be conflicts over access
to the means of 1ife," Hex (X

970, p 123)

But, unlike Marx;
"These may take place within some sort of ordered context
where bargaining is the basic form of conflict," Rex (1970,
p 123). (My emphasis).

and, realistically

"The conflict may, on the other hand, be only indirectly
connected with access to the means of life." Rex (1970, p 123)

Rex summarises the nature of conflict in seven points and we present
these more or less directly from his work here,

"1, Instead of being organised around a consersus of values,
social systems may be thought of as involving conflict situations
at central points. ouch cenflict situations may be anywhere
between the extremes of peaceful bargaining in the market place
and open viclence." Rex (1970, p 129)

Of course, actual physical violence will seldom result, but this should not
be allowed to disguise the fact tnat negotiated outcomes are the result of
conflicts and not mutual co-operation. (Simmie, 1974).

"?. The existence of such 2 situation %terds to produce not a
unitary bui a plural soccicty, in which there are itwo or more

classes, each of which provides a relatively self contained

social system for its members. The activities of the members

take on soclological meaning and must be explained by refersnce

to the groups interest in the conflict situation.” Rex (1970, p 129).
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Further;
"3, In most cases the conflict situation will be marked by an
unequal balance of power, so that one of the classes emerges as
the ruling class. Such a class will continually seek to gain
recomition of the legitimacy of its position among the members
ol the subject class and the leaders of the subject class will seak
tooaeny this claim and to organise activities which demonstrate
that it is denied (e.g, passive resistance)". Rex (1970, p 129)
The vower balance is not necessarily permanent however;
"4, The power-situation as between the ruling and subject classes
may change as a result of changes in a number of variable factors
wricn increase the possibility of successful resistnce or actual
revolution by the subject class." Rex (1970, p 129)
From a sudden change in the power structure;
"5, The subject class may suddenly find itself in a situation in
which 1t cannot merely impose its will on the former ruling class,
it can actually destroy the basis of that class's existence."
Rex (1970, p 130)
Although new dimensions may then realise themselves they will be based on
different sources. Long term interests are based only upon the conflict

situation and;

"6, these tend to be expressed in vague and utopian forms."
kex (1970, p 130)

An interesting example of this is given by Wolpert et al (1972) relating to a

conflict over the siting of a college..

Finally, Rex notes that;

"7, A change in the balance of power might not lead to complete
revolution, but to compromise and reform. In this case,new
institutions might arise which are not related simply to the
prosecution of the conflict, but are recognised as legitimate

by both sides,”" Rex (1970, p 130)

Such a model has certain advantages over both consensus notions and more
radical conflict ones, Simmie (1974) discussegs the rise of the Welfare State in
the context of the model with some guccess, viewing the rise of the Labour Party
as being the main instrument of working class organisation, BEmpirically, the
model is indeed attractive, Trade union activity can be seen in the same light.

Flexibility is important and as all conflicts need not be based on the

relationship to the meanrs of production, they can ve viewed in the light of



Rex's mcdel. Soclety ot lz3rge need not be the focus either. Micro-scale
studies of conflict over individual decisions can be incorporated within the

framawort,

Indeed, 11 33 not o "ovre atep from the Rex model to a model of urban
processes based upon coniliict and,consequently upon the eventual constraint
of certain individuals or groups. We must take note, however, that there is
potentially a3 common strond of criticism that can be levelled at each of the
more recent formulations of conflict theory. Each of the theses outlined
above seem tc bear more emrpirical relevance to the world as we know i%
than does the more blunt analysis of Marx. This does not alter the fact
however, thet if conflict i1s solely over the relationship to the means of
production, then ail of these modifications of Marx are (partially at least)
descrtbing symptoms of conflict and not the fundamental cause of it., If
Marx is correct then,no matter how a conflict may be manifested,
the source is the same.

We can return at this stage to the argument that we outlined regarding
state intervention(Chapter Three). We_s;w that the endemic crises of
capitalist production and continued capital accumulation led to state
intervention displacing these to emerge in fresh forms. The simple fact
is that what appears to exist on the ground are not the two polarised
classes of Marx, but a series of interest groups which compete and conflict
with sach other. Bven labour orgaenisstions such as Trade Unions are in
competition in some cases. Actions by some members of the working class
conflict with the interest of other members of the working class. Similarly,
capitalists compete with each other and the actions of one can easily be
contrary to the interests of another. This leads us to a situation in which
it is the Weberian class structure that emerges in soclety,with classes
based upon relmely flexible coalitions of interest groups differentially

placed to any market (or norn-market) situation,
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T™is arrument does w3, however, answer the question of whether the real
source of conflict is over the means of production alone or not, But, how
important is it that we identify precisely the source of conflict that forms
tive oteraipgpt o7 o0 canreg or, i the ruling oroup is establi

hed and

el
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in posseesion of ihe o onr te enforce it, maintains tne status que? Harvey

1

s oar o ued thar Th e

“for revolutionary theory to chart the path from an urbanism

tasen upon exvleitation to an urbanism appropriate to the

nunan species, And, it remains for reveolutionary practice to
accomplish such a transformation." Harvey (1973, D 314). (My emphasis).

Is this a realist’c notion though? Obviously, subjective evalustior Io
all that we can call upon, but it seems unlikely that revolutionary practice
is lying dormani in Britain. Further, what type of revolutionary thecry and
practice all called for?. It would appear that the observation made by
Simmie (1974), that a conflict situation involves policies that are
discriminating in favour of ones group or another, is important in this
respect, As long as we can satisfactorily demonstrate that conflict is
the dynamric force in society we can act accprdingly. Underneath the

observed situation it is probably true that it is relationship to the means
of production that is varamount, This does not make the conflict over

other matters less important however, and the issues of housing, education
and say, health care, are cones in which society competes for scarce and
desirable resources. 5Schools in some areas are better than others, Hospitals
also provide tetter facilities in some area, It is who goes where and who

lives where that is the source of conflict in the housing market and as Rex (1970)

observes, this conflict is related to the endemic conflict over the means of

4]

o
O

production and tne soclal relationship embodied in, v, the tenant-landlord
interaction, 11t is for these reasons that the Hex model is adopted here as

the most realistic model of processes in scciety.

4

An interesting way of conceptualising the processes of conflict as they

coour ir cities can be found in same theory and its derivation, coalition



analysis, leading to a weighted cecision game (Isard, 1969). In the game,
different coalitions form and attempt to gain a sufficient amount of power to
pass, what Gamsen (1961) calls, a critical weishi, The crucial element here,
asain, 18 that the coalitions are nect permaneni, Jveradl then; we have a

r

system in which variou: interest groups or classes, some of which are

latent, some transient and some more permancnt ave in competition for the
resources which socilety has to offer, The dynamic mechanism for this
competition is an endemic conflict between classes {or the contrel of the
resources that exist, Different classes have difrferent amounts of power

in the conflict and to influence the cutcome of a2 situation may have to

2nter into coalition with other classes, Housins 1z one such resource

over which classes are in conflict., Although the assertion made by Eex (1968)
that everybody's goal is suburban living is open to question, the competition
for desirable housing is one that allows the allocation of dwellings via the
market mechanism. The conflict over housing is related to conflicts in

other spheres of the system: If a household is unsuccessful in the labour
market or in the competition for qualifications, then the prorability of losing
in the conflict over housing resources\ié increased., Even so, as the previous

chapter clearly showed ,there are households that lose in the competition in

the housing market to a greater extent than they do in other markets,

The reason why such a situation can arise is partially given by the
actions of groups and institutions which exist to regulate the conflict
between classes in the housing market (although the professional ideology
of these institutions would not include such 2 raison d'etre), These groups
have been termed by Pahl to be 'urban gatekeepers' and we consider their

actiones below.

z s 5 . Urban G a'tekeepers .

Whether we conceptualise society as being at one or at odds is, as we have
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id, imnortant due to both the political and the rolicy repercussi



each view has,  Gilven that we can now assume that conflict does exist and
that the urban mosaic is largely composed of the remnants of variocus conflict
roer Iutieons, the perspecitives brought te their pesition by urbar salekermopa 0o
st Raret,y Tor eguitable resciutions of potentinl ~onilicte, 17 ie
portant ‘nat tnoy recogmise the dynamism of the situation with wWhiich they

i, eersnd, 6 ois dimportant that they do not add to the conflict, Neither

oo Tact t:e case. Pahl's concept of managerialism or urban satekrcopers

arn. important advance in the conceptualisation or urban processes.
Tn hie initiazl thesis Pahl's (1970) arguments werc based uvon four fundamental

“rovositiens, Firstly, he believed there to be spatial constrainis on accesc

s-urces, which are generally expressed in time/cost distarnce.

Ihese are the constraint

]

to which we referred in Chapter Five, Secondly, thers
are sogial constiraints on access Lo urban resources, . Previously we have been
discussing these social constraints in relation to scme class structure and
indeed, for Pahl, these social constraints;
"reflect the distribution of power in society" Pahl (1970, p 201),
vut instead of being played out through theAdirect confrontationof groups, they;
"are illustrated by: bureaucratic rules and precedures
social gatekeepers who help to distribute
and control urban resources." Pahl (1970, p 201)
Because of the effect of these gatlekeepers, location becomes important
in relation tec the population and the managers., If sccic-econemic status is
hield constant, access to rescurces differs tetween locations., Population is
ther=fore the dependant variable and the managers of the system the independent
variable, Pourthly, f{or Panhl, conflict is inevitable over scarce rescurces in

an urban system -the more scarce the res-urce, the greater the conflict.

n the original fermilation ;

"the crucial urban types ...... who control or manipulate scarce
resources and facilities (are) housing managers, estate agents,
local government officers, nroperty developers, representatives
of aties and insurance companies, youth employment

- -~ H
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building soci
ic zocial workern, macsiatrates, councillors
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rror the eari, days there has teen a snvingage of the concept, so that
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now it is wsually only applied %o lecal government officers (heorman, !
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Cilearly howaver, rany of tne groups included in rahl riginal forrulation

o influence the
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lozation are controlled by ther, and the avallable stcex 1s

controiled oy tner,

In the sections that follow we discuss the effects of three types of urban
'ranzger': planners, building societies and estate agénts. It will te seen
that such a list lacks the comprehensiveness of Pahl's early formulation,
wiile it eXceeds the rore limited conceptualisation referred to {by Norman (137%))
atove, It would be wrong to argue that the actions of, say, vublic housing

officials do not have sore influence upon-the private sector, in as much as

ct

hose households that they exclude fror a council tenancy are left to find
accormodation in the private sector. Nevertheless, in the context of this work
vhelr effect 1s indirect. Wwe are concerned with the private sector of the
nousing market and conseguently our focus is upon those 'managers' that have
the greatest direct effect upon that sector. Of those groups that have

veen studied, clearly, planners, building societies and estate agents exert

the mest direct contrel over the mechanigms which alleow for the allocation

cf households to houses. Our brief examinaticn of these managers begins with

those who have the rost general influence on an urban syster - planners.,

5.1, Flanners,
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"planning seeks to regulate or control tho otivity UF
ind:viduals and groups in such a way az to minimize
the bad effects that way arise, and to prorote betrer

'performance' of the physical environwent in accordance
with a set of broad azims and more specific objectives
set out in a plan.” FclLoughlin (1969, pS9) (Yy erphasis),

"tianning is done b, human beings for oruran Lolnoo.
Chadwick (1571, b3*).

-rrain pointe arise fror these sgtaterenis in the Tight 7 our rrevicus
. vt mm e Tem e 4 A= N L PR W : N - S P UV - PR,
LSS, kasically, it society 1s in arn -onderic ctazte of , wnich

croups of inaividuals are (cor snould be) conirelled? wiz zecsifes what ig

e

etter' performance? 1f society is in conflict then obviousliy not all

recrvle benefit frer a plan, Which huran beings are being rlanned {or?

tlanners have h !

et
s}
)

d a 'bad press' during the last descace, Trney are no

icity 2 part of any class conflict (professionally), but their positicn

‘r“

as urbai: managers means that, irplicitly, they are., Therefcre, it is impertant
iz discern what lies behind the planning process, Any action in the urban
syster has externality effects. (An externaliiy effect exis<s if the acticn

of one individual affects the situation of ancther and, as we nasve sald avove,
externality effects may be positive or negative). That is, the action of one
individual may give rise to benefits or costs to other individuals not

directly involved in the action - and with no power to contrel that acticen.

Jon Gower Davies provides us with a novel (!) insight into the ideoclogy of
vlanners., First, he notes that for the planner criticismr ic inevitable, and
what is inevitable is alsc irrelevant {Davies, 1¢.,2), He arplifies the point
thuss

"The mythclogy of planning is replete with stories of the
far-sighted, imaginative, glebal thinking, seifless,

jas]

dedicateo chawvinisties, Flanner of Visicn, pregnant with
11 the potentialities of the f{uture, and beset by tie
arping ~r1t1c‘sms of narrow wminded rzfp;rvezr reedy
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ec ulatﬁra, rarochial councillors, apathetic cf
twittering acaderics.'" Davies (1972, pp A - 95)
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The planner is, then, up against =verybody. Presumanly this is because he
is 'for' nobody, except perhaps himself, It has also been stated ho-.ever,
that;

FOT RO0 10N Lasaes TOWD Proartoers huve hoen

with the content of rlu
process of rplamnin "

OVeT concerned

cattier b with the nature of the

A

& central Ffeature 27 this rreccess 12 the reed to view thincs comprehensively,
(Davies, 1972) and this huag foun? i+ sanifeciztion in structural-functionalism
and ,more recently, in systems ithecry, wrich now forms the conventional wisdem of
planning (Simmie, 1974). The zcdorm-icn of sysiamstheory is based upor th
premise that all processes in urban life are systematically related
(McLoughlin 1947, 1%£9, Chadwick 1971}, MeLowshlin (1967) draws an
analogy between the urban system and the complete ecology of the American
plaind, made up of wvariocus sub systems like herds of buffalo and even individual
buffalo. Each system is related to the others ,and the whole functions depending

N

upon the contribution of the sub systems. {guoted in Simmie 1974, p 33)

McLoughlin (1969, p 297) claims that;

"A systems view of cities and regions ...... (provides) useful
links between the varicus pa:its of the process. All types of
‘client' group may enter into discussions with planners and
with each other. A systems view of their city might enable
them to see better the extent of certain problems and
opportunities and certainly will mzke for close discussion
on the impact of different proposals.”

Rather than be drawn into the participation debate (see, for example.Arnstein 1969,

Damer and Hague 1971,Skeffington 1959 and, for Hewcastle, Batley 1972) it is tre

use of the systems theory thal is open te criticism.

Theoretically, there is no real reason to cuppose that the analogy upon
which systems theory ils based 1is any wore re.evant tc urbanism than was the
orzganic analogy of the esarlier e=cologists (Chapter Two). Certainly, given the
inherent conflict beiween groupns in the city, the forces which sub-systems
generate tend to be, largely, centrifugal, Systems thecory, however, is

dependant upon an overall unifeormity of values and a2ims in the porulation,



it is therefsre inherently conservative, affecting a maintenance of the
status quo, Simmie has made the point that;

"the most importan®t reascn why structural funciionalism and
systers theory must be regsarded as inadeguate ways of
s liys and makin eclzions aboul social interscotion
they lack any explicit and exoserncus normative
refrrence voints, Their iwmplicit normative stance is,
however, that whatever is ought to be." Simmie (1974, p 37

iy

The basic co-operative valne system implicit in systems theory has, as
we have said, [ar reaching repercussions. The identification of sub-systems,
even if adequately possible, ig basically the identification of clamses. As
conflict exists between these sub-systems then this must be explicit in *the
formulation of plans and, on= way or another, an objective which benefits
one group and penalises others must be arrived at, Of ccurse, the net
effect of many plans is precisely this. Pahl (1970), as we have seen, notes
that large urban motorways have costs for the poor and benefits for the
rich but, being as such net balances are inevitable, they need to be made
explicit so that from the beginning we, and the planners, are aware of whom
is actually being plarned for. Ambrose and Colenutt (1975) show how large
property companies can usually overcome planner's objections to their profit
making schemes and this is also, almost always, detrimental to the poorest
groups, The case of Westminster in the 1960's has been cited and the
controls placed upon new housing developments on the edge of cities, while
potentially damaging to developers, is also potentially damaging to those
who wish to move to the suburbs., Similarly, 'planning blight' on an
area has far reaching effects, making, for exarple, the sale of property difficult

and generally leading to a deterioration of the local environment,

While ther, planners do not explicitly aim to add to the general conflict
over resources, the actions embodied in structure planning and land use
regulation produce situations in which such conflicts are inevitavble, 3By

rnot planning svecifiically for any one class it is the most powerful zroups



or clagses tinat are best riaced to profit frem planner's actions.
7.5.2., Buildin~ Societies.
Cwner cceoupation 1o the aominant Torm o of house terure is 2l

the widely publicised ~oal c¢f becomin.. a 'vprcperty owning democrucy', nany

people asnire to become property owners., Certainly owner ocoupation is
finzncially the most bnerefizcial form of tenure (Simmie 1974, Duclaud-Willinms
197%). Building Societies have dominated the provision of house purcbe:s canital

and hence exert a great influence upon zhe overall spatial/sccio-ec~ romi~

structure.

In 1974 there were 416 building societies in Britain. Their assets ranged
from %3,767 million {The Halifax) to £3 (Southgate and Palmers Green Permanent)
(Fadjimatheou, 1976). Their combined tctal assets were £20,094 million.
iiowever, Building Societies are not, traditicnally, like other major financial
institutions., Foremost amongst the features that distinguish them iz the fact
that they are non-profit making. Although, like a bank, they collect savings,

this money is then advanced to potential home buyers, One of their principal

functions therefore, is to encourage home ownership amongst the population.

Building Societies do not however, promote home ownership amongst all
sectors of the population and, as they (largely) control access to the most

desired section of the housing market, the way in which they allocate funds

]

is particularly imvortan®t, This is hecause a differential position, relative

3o

to the source of houce purchase capital, in iteelf creates a class situation

iX g

in which latent conflict is endemic. Harloe, Issacheroff and Minns (1973)
discuss the lack of tuilding society investment in Lamveth and conclude that:

"the disinclination of the building societies to stimulate thig
(inner city) market is a product of ideolories which are
institutionalised in the lending rules of the societies,”
Harloe et al (1973, p 3%30)

o
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Figure 7.1: Areas redlined by juilding Societies 1in Newcastle—upon-Tyne
(source CDP, (1976a))
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who asserts thal they are;

; and Not As £xlensi: ns
of the Welfare State." (i Harloe ot al 1674, ps2)
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Is loancd.  HoTe, a0sortirys e Huarmiol eof wh . 1o twn concerts of faecupity!
and 'status' are pararc.rt. Secure rroperiles are new stantardised nouses.
atatus is notl s cleari. =0 Thed, bat o rel ites pof ony Lo e Mortgascers Ablilty

to pay, bur to tne type of Sob he has, A

(1u6ﬁ> has shown, white ccellar
workers are more penefliciaily tlaced in toilw respect than blue collar workers

with equal cay:ial and wacse incore.

These two concep

based uvon sevarate criteria, Joln togetner
to work agalngt certzin grourcs Ve result g corronly exoressea as 'redlining' -

that 1s, in some way delineate sections of the city in which meortgages will nct be

£

lining is ncrrally regearaed as an areal thencrenon - and clearly there

.ranted. RHs
is a definite spatial dirension to the policy. However, as nouse types, and
therefore priceg, are siwviler in spatizl uriis, redlining tskes on a2 strong

]

economic signrificance. 1In 1375, the Housing Folicy Heview ccrpared the prices

of all dwellings soid in that yezar and tne prices of building society funded
purchases — and found a distinct discrepancy at the boticer end of {he market.
Second hand dwellings valued at less than £4,000 represented 7.3 per cent of
all sales, They accounted for only 1.1 per cent of secong hand dwelling

purchases funded by building sccieties however, In Newcast
redlining is found extensively in tne arezs ¢

stows the extent of it (C.L.F., 1976a),

The effects of such policies are zeveral, Uwner cccupatlcen and councll

A

tenancies are, 2w we hoave sees, favaoured Torrs of tenure., Aurission to both
is regtiricted nowever., Iulildirg sccolety policies =zre likely ¢ mean that

individual
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in infericr accomrodation - nict because they cannot affoxrd

better, but because they are denied access to it, Alternatively, Wiiliams (1978b)
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crers o+, e tirlee ettt (1974) woint out, thore is no #l

for mortrases and the evcess of demand over supply offers no incentive for

P sint{ns tg review thelr lending rules.,  Such a situntlen though, morely
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in view T e positicen held by them in the housing mirket, 1o surpricin:,
T rooition is, prinecipally, one of providing informetior to prospeotive

3 an integral part of the exchange omeess. Juite zpart Tron

tne Tuncetion that they fulfil, the position of the estate agent a- an 'urta

-

crorager!' s differert frer planners, building societies zand say, housing

arents 272 metivated by profit. They are private enterprises which charre

commissiorn on the sale of houses that theyv provide the informaticn about,

This position makes it unlikely that they will 'red line' areas (cr the

equivalent) as profit is profit. Nevertheless, they can directly or indirectly

cantribuie to the conflict over resources., Firstly, they provide the most

however, The most important difference ig that ezlate

m

=fficjent scurce of irformation regarding ithe housing mzrket that iz zvailable

to rrospective migrants, We sha!l return to this ooint in come detail in

oanapters

, yet, 2t this stare we may observe *“ha+ Thort (1277) foun

that they were used more by hizh income froups than they wore by low incone

. Thi= pattern 13 aitse found in Meweoazstle-uporneT no, aq we zhall
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Sstaerse weents canhowevery nliy more Tnar 1 oastive Tole an determining
ursan soclo-spatial structure, Gasseti and D oort (1890, p 8A) note that;
Mihora povcehalds cnan v 1o primarity determined by
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i, mowaver, “hers oare situations where tneir role can e more vositive
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sunn as 1n ethnic sub-markets {Bassett and Thort, :380). roth Burney (196;)

N

:rd Hateh (1973) have found eviden

(9]
D

that =state agents guide black households
]
away [rom white reighbourhoods, 4 pilot study at Newcastle University”™ als=o

ne svicdence of esfate azents Imposing consitraints urern individuals,

m

ceveral esiate agents 1In York were contactea and asked to provide informaticn
for individuals purperting to be from differeni socio-eccnomic groups - but
the amount to be spent on 2 dwelling constant, As a general rule,

the higher socic-economic status encuiries were direc-ed to betier neighbourhoods

& further exampls of the ways in which ~state agents can reinforce the
constraints upon varticular groups occurs in areas which are subject to the
process of gentrification (Bassett and qhort, 1980). Because their income
comes in the form of commission on sales,; estate agents have an interest in
producing a high turn over of dwellings and an escalation of :rices. DBoth
of these occur in areas that gentri (uasse+* and Short, 1980) and the

links between ezinte agernts and other institutions, whom the estate agents

e to invest in these areas, have been noted by Williams (1976) in
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Figure 7.2: Interconnections between agencies in the housing market of

Newcastle-upo

n—Tyne

(source CDP (1976a
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and,in extreme cases, manipilating the cnnracier <7 2 Lisibouraned.,  The ned
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.t Uoneclusions: Power in the housins gmrled

Tower, it will bs roealled, was defined in terns of e apiiity of o
individual or a group to influence the 2cetiorns -7 s e r grours or individuals,
This chapter, especially when addad to Chapter Thr e, shows indisputably that

treye exist individuzls and groups within the housing

and, therefore, the means to influence themarket, t

arcument regarding the overall goal of scciety iz imsoriant. Were soclety to

be guided by cohesive forces then this would not matier as, for some reason,
L4

the cormon good would be served by the actions cof tiese Zrouss. However, as

the dynamic force driving socieiy forward is the endemic conflict for the use

(and ownership) of resources, ~hen the power posseszed by these groups adds

to that conflict znd produces winners and losesrs r & loose Weberian class
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situation., The actionsof managers work fto the tene

to the detriment of others.

Although, at the most fundamental level, there 2re only two Jjuxtaposed
classes, many more are manifested on the ground, Clearly it is the most
powerful classes in any ziven markef situation that stand to (ain most from
the way in which the housing market rrocesses operate,and in the rrivate

sector 1t is the institutions themselves which ctind to rain moet, These

inztitutions generally act to protect thelir own intcrecis,

the lirnre betweern varisus

I Tyne and Wear,the J.D0F. has
sroups and institutions involved in the local housing market (see Fizure 7.2).
fere we see the amount of interconnection between tre agencies, Clearly, the

4

setinre of =sach will v ~ostsz {for tre others, The
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sood 0T the ptercoen Do ovegeypny ot ades with ogone af the oraupg who
orovide the real aemand Uor bousing, Thoreefore, because the demand groups have
in b zonfiict T Rourin: ecources, they ave likely to be the
Lomom o e [EATARC RS o -
Teammnr e mt T T coroeet ant ceveorsl nrapositions,  Tivstly,
e e et UL L T Lotn to Touehit of as being deprived,
in arn mrficuiar ket ottt tlion they acouire few, or the worst,
reghurces,  rartiou o oo markets In which deprivation occurs are the
houzin  muarket L lloas St Leprivation in one sphere is likely,
thouzh not necesearliy certzin’y, Lo lean to geprivation in other spheres,
dousin i particuicriy Imiears e T tvig resvect because 11 embodicn a
specifiic lecaticn and s 2 relative consiraint upon less mobile

froups, Increased mobility (for example, car ownership) tends to be
associated with relative success in tne labour market.
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seen, the ideological

favour higher income or higher socio—economic grours

the housing market. these

By so doing

vlooed u those 2t the toitom of the
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mark=t znd this raritly exrlains why households live under housing stress,
Tnus far then, we axy lain o the exlstenns of zubstandand housing,
seen the aeneral context of the [ ociety In whion i3 :ts and the ways by
wiich houzeholds oee T lgontad fo T ce roller -ersing however,  Despite
the constraints toat exict uyon nougenolas ot Yoo Tower ornd of any market
sltuation, 2 T ore: that trere 1z 2z surplus of housing 1In Britzin,
Cle=rly, that we nave outlined sc far oo 2 long way towards
o¥rlalnin: why o oworor o aoinings arnirica, it ew:Ining why
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CHAPTER EIGHT

RESIDENTIAL RELOCATION

he methodology

that we have followed in the preceding parts of this work
enat ied uz to explain the context of housing prodlems as thev exist in
Fritein, OSuch an analysis leads to the inevitable supposition that these
vrcrleoms are, in fact, endemic in a society which accords great impertance to
'market forces' in the production and allocation of housing,
havs previously suggested,
does *o understand t
s00]

However, as we
the pelitical economy approach, a*ttempting as it

he processes at work in any particular sphere {rom the

ocial, political and economic structure of the whole urban system, does not
fully zxplain the workings of that sphere.
Although political economy undoubtedly takes us a stage further than

For ex

[=%

merely describing what exists, to an understanding of why it exists, an
important aspect of any problem is given scant treatment.

As suggested above,
that iz the way in which individuals peréeiﬁe or experience the gystem that

in

mple, given that there exist institutions that provide the means
too that bad housing exists,
the

of gaining access to homes and that their actions are not equitable, and given

system,
in

i

the behaviour of individual househclds can still

assume a great importance in determining the eventual outcome of any situation
each household,

Despite the constraints that exist within the housing market,

pattie

LTS

o

theory at least, a certain amount of choice is technically possible for
constrained

Although a low income household may be institutionally

g0 that 1t cannot enter the owner occupied housing sector,

the
that it adopts will profoundly affect the actual dwelling
in which it finds itself, whether it seeks a council or a private tenancy.
tly

principal sub’ect for our analysis,

. the actions of groups in the housing market forms the final

wind side of the supply-demand



equation. We assume throughout, of course;, that the systen of conflict and
constraint as described in the preceding parts exists, Here however, we start
by considering *the residential relocation process as ii 1= experienced at the
1

decizion making unit level of the nousehold,

8,7, Hesidential relocation,

Househelds are unlikely to move without cause. ‘Instead, the decision

to migrats is a positive response to a particular set of circumstances., This
set of circumstances can be subsumed under the concept of 'place utility!?
(Wolpert 1965);

"which essentially measures an individual's level of satisfaction

or dissatisfaction with respect to a given location." Brown and

fcore (1970). (See also Leiber, 1978).
Several causes of migration, in which the place utilfty of a location no longer
matches the immediate needs of the househeold, can be envisaged. Family cycle
has long been recognised as a cause of moving (see for example, Rossgi (1955)).
Families initially increase in size and then shrink., 4s these changes occur,
so do the requirements of the household.. Alternatively, the economic or
social status of the household may inofease (or decrease) causing a reappraisal
of requirements., kqually possible is the fact that the present housing
situation of a household is Jjust thought to be inadequate, perhaps because of
the physical conditicns or perhaps because of the tenure type., Changes in
the socio-economic status of the immediate neighbourhood may also lead to the

decision to migrate.

There are, thern, almost as many reasons for moving as there are movers,
One element is common to 211 of them however. MNo matter how real it might
be, the decision tc move is prompted by some form of stress. This stress
may be related to overcrowding, costs, conditions, or simply a mismatch
between actual housing situation and aspirations., Looking from the other

end of the migration process, Brown and Moore (1970) list five factors which



Pigure 8.1. 4 residential location decision model. (efter Herbert 1972, p247)
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Figure 8,2, Search components in the residential locaticn decision.
(After Silk, 1972).
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environment environment Leoencies Media acquaintances

The concept of the mental map has rece=ived a substantial amount of
investigation (particularly significant contributions coming from Lynch, 1960
and Adams, 1969), Complementary to the mental map concept are those of
awarenéss space and search space., Awareness space haé been defined as ;

"those locations within the total urban space about which the

intending migrant has knowledge (or knowledge above some

threshold) before search begins." Brown and Moore (1970).
The actual search for a new dwelling, however, takes place in search space,
which is a subset of awareness space (McCracken, 1975). The composition of
awareness space is, therefore, crucial te the outcome of the relocation

process and begs several questions concerning the assimulation of spatial

knowledge.

An initial premise is that;

"it is difficult not to conclude that it is location,
location in information space, that emerges as a
crucial variable in any consideration of the amount,
composition and acquisition of spatial information -
and perhaps other forms of knowledge as well."

Gould, (1975).

That is, where you live determines what you know, or at least, your perception
of the city. Adams (1969) illustrates this with reference to a 'typical!’

Mid-western city resident, Mr, X, He considers that Mr, X's mental map will



and four rings, Rl - Rd' (Pigure 8.3.).
Pizure 8,7, How a Mdwsztern contril clby pesident sorceives hig urban a-en,
(from Adams, 1969),
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"Sharp images exist for Rl""" and its location with respect to
the residents house, X; for R2, the gray area encountered moving

from X to downtown, ...... for R3 ceeeeo and for R4." Adams (1969),

These images need not be objectively accurate, but are nonetheless clear in

Mr X's mind, Importantly however, for Adams, SQ, Sz and SA are irrelevant to
e
Mr., X, being either 'fuzzy' or absent from his merital map, His awareness

space and, therefore, his search apace are confined to one spatially distinct

sector of the city.

Of course, if we were to [ormalise such a statement as a 'law! it would not
meet the 'universality' criterion (Harvey, 1969), but empirical evidence

exists to suppert such a view of residential relccation, particularly in North



America, In Edmonton for example, Felracken (1975) found that of all
dwellings inspected by his sample of movers, 79 per cent were in areas
previously knewn. Adams (1969), as we have said, found a sectoral bias to

rigration, 76 per cent of “he moves in niwe £

st oan angle nf less
than 90 degrees with respect to orevicus location and C.b.D. This is

attributed to awareness space., Donaldson (1973) is also uneguivecal in his
support of the general model of Adams, using data for Christchurch,., In the
same city, Johnston (1971&) also concludes;
"that there are scme elements of sectoral mental maps in
peoples evaluations of the various parts of Christchurch,"
Clark and Cadwallader also surveyed area preferences. They state thati
in Los Angeles ;
"in a large number of cases, the majority of respondants
,choosing a particular community were already residents of
that community ..... regardless of whether or not the
communities were, in objective terms, high valued areas.....
In addition many of those who did not choose their own
community chose one nearby," Clark and Cadwallader (1973).
Indeed, Cadwallader has suggested that preference surfaces can be described
by a gravity model formulation (Cadwallader 1978). The pattern is also
found with migrants totally new to an area, Humphreys and Whitelaw (1979)

finding, in Melbourne, that initial location is a crucial determinant of

subsequent locations,

It is reasonable to conclude therefore, that in terms of their behaviour
in the housing market, hcouseholds are ronstrained by their awareness space,
Given that we can view the city as the outcome of conflicts over scarce and
desirable resources, this finding has important implications relating to our
earlier discussion of urban gatekeepers. Estate agentz in particular are,
potentially, a2 very efficient way of directing people to locations.
MeCracken (1975) considers the situation where a household receives
information concerning a dwelling which suits their requirements, but, which

is not in their awareness space, Simply by receiving information concerning



R ,

this dwelling their awareness space 1s increasesd, (esp= s it is

—

ikely that the household will extrapolate information about the one house
to cover the neighbourhood in which it is locnted), As MeCracken, (1975) states;

Tt watld seem reagonanie o exnect that tany honsanalas fYaced
)

with this type of situstion would coomnsider & visit to ~he dwel
0 e worth-while "

R -
ing

However, only 31 per cent of the sample investizated by him visited one or
more prospective dwellings in areas of which they hag ne prior knowledge,
¥or the optimum benefit to come {rom relocation, the spatial extent of
awareness gpace and search space will probably need tc be maxirised,. The

T

different search strategies shown in Figur 2 Wi

ol

)
——t

, 25 we have zaid, lead

[q¥]

[S7P

to different effects upen the households awareness space,

In an early study, Rossi (1955) found a situation akin to that identified
later py Silk. In Philadelphia, he observed that the five principal sources
of housing market information used by migrants were; newspapers, personal
contacts, riding or walking around, (real) estate agents and windfalls -
(market information given from any source that was unsolicited). From his
investigation, Rossi also produced a model‘of the stages involved in the
residential relocation process (Figure 8.4)., Clearly, the model is more
simple than that shown in Figure 8,1. However, it does have the merit of
incorporating alternative strategies at each stage and, to explain the
observed pattern in cities, this is important. Not all households adopt the
game strategy and to assume that they do leads one to false conclusions.
Given the alternatives 2%t the various stages, it is pertinent to ask which

groups adopt different strategies?

Initially, we mzy expect a division between rich ani poor, 'educated' and
‘ureducated', as identified by Short, (1977). Awareness space can be
expected to rise with increased wealth., WNot only is car ownership more
likely, giving greater accegsibility and consequently greater awareness, but
also socio-spatial interaction takes different forms. In working class areas

friends are likely to live close by. In suburban areas;:



"people may have many friends and business contacts, yet be

acquainted with no more than two or three neighbours."

fdams (1969).
Social interaction for the middle classes ig, therefore, likely to lead to
4ogTeater awarensss SDAce And,hence, 1o & Wider search gpace, That 18, none
for the affluent,

institutional constraints ars lessg

Figure 8,4, Stages in the Hesidential Helocation Process,
(Rossi, 1955 p174)

I, Decision to leave o0ld home,

A, Forced; unzble to stay or,

B, Voluntary; unwilling to stay

Search for new place of residerce,
A. Demand specified in terms of desired attributes
B. Supply of alternative residences made available

through formzl and informal information channels,
IJII., Choice among alternatives,

A, Satisfying;one option examined and chosen, or

’ B. Optimizing; several options investigated and
choice based on comparisons,

Rossi (1955), like Short'(1977) in Britain, found that more efficient
use of estate agents is made by high income movers. Explanations of this

may revolve around the (general) higher level of education of these groups,

or may be more simply related to the fact that estate agents charge fees,

If we assume that owners of houses are more affluent than renters (obviously
not a universal truth, but acceptable as a working hyvothesis), then the
efficiency of search procedures can be estimated. Rossi (1955) found that the
number of dwellings inspected before the final selection was significantly
different for owners and renters, Approximately one half of renters viewed
more than one potential home, while for owners the proportion was two-thirds.
Similarly, McCracken {1975) found that 44 per cent of all owners inspected
dwellings in unknown areas, while only 2% per cent of renters did the same,

Clearly, the gresater the search, the more chance of success,

The studies referred to zbove have 2ll been undertaken outside of Iritain
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and the emphasis upon choice inherent in them is clearly a North American
phencmenon, In Britain, the principal early study was that of Herbert, in
Swansea, Of course, we must expect certain fundamental differences in the
Yritiah case, mainly because council housine repreasents such 1 large rroportion
of *he total housing stock, Mobility within this sector iz clearly a different
vheromenon to the same in the private sector, with bureaucratic allocative

procedures being the dominant variable and choice a subordinate one.

(]
i
D

Neverth ss, the Swansea study showed that;

"There were clearly broad compariscns with American experience but
also differences; general mobility rates were much lower, particularly
amcngat lower income groups who were much more constrained by the
housing market and financial considerations," Herbert (1972, p250).
Clearly, although the basic principles are valid, these constraints are
important and must be incorporated into any model of residential relocation
in Britain. Figure 8.5 shows the form that such a model might take. We
accept the concept of place utility as being a phenomenon that will apply to
each household. This consists of both internal forces, coming from the needs
and desires of the individual household, and external forces, related to the
characteristics of the dwelling itself and other factors such as the local

neighbourhood, It must be remembered of course, that the place utility will

differ for different households at different locations,

In Britain however, once gtress is incurred by the household, then several
pogsibilities are open to it., The simplest to formalise is that the household
may wish tc move into (or remain in) the public sector. Access to housing is
then, largely, a matter of eligibility. 1If however, the household does not want
to, or is not eligible to live in the public sector, the first consideration
must be whether they can afford to move or not, TIf not, then they must remain
in their current dwelling and either adjust %o the circumstances or remain
under stress. If a move is possible then it is not sufficient tc model an

idealised sequence of actions and decisions, as the various sub-markets work



Pigure 8.5,
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differently and different constraints are incurred by different sections of
the population. Consequently, subsequent stages are differentiated by the

households ability to purchazse or rent a dwelling.

The remaining stares for each inceome and tenure group take account of the
findings reported akove, It is important o note that the shaded boxes are
those where constraints cccur. ¥»or the high income groups there are no
constraints in ths model, 4As

./ - . . ’ .
wssi (1935) and Short (1977) found, we expect

them to use the most efficient search procedures. We also expect them to

compare the alternatives availabls tc them more rationally and to repeat the
search if their expectatiocns are not matched by the dwellings they have
viewed, The use of the mwost efficient search procedure and the lack of
financial constrainis means that,in the competition for housing resources, it
is this group which is most likely to maximise place utility. This is simply
because few, if any, constrainis exist, As well as net being subjected to
institutional constraints, this group begins the relocation process with

the largest awareness space; The method of search adopted also means that
this awareness space 1s likely to be furthep enhanced during the process,

Therefore, we can confidently predict the outcome of the relocation process

tc be a move to another dwelling and increased place utility.

For middle income groups constraints begin to appear in the model,
Hotwithstanding the arguments of Section 7.2.2, we can assume that they
are not forced to rent. Therefore, having decided whether they can afford
to rent or become owner occupisrs, the middle income household will also
define the qualities it requires from any prospective new dwelling. (Of
course, any household may not actually define their expectations formally,
but we can assume that they have some idea in mind concerning a potential
new residence). Constraints then begin to occur. Because of the evidence
concerning estate agent utilisation, we intreduce a partial constraint for

the middle income petentizl purchaser in the search stage, Although owner
r r



occupliers of any standard of housing show a rcrastor propensity toward
adopting efficient search procedures (see below, Chapter Nire), such a

generalisation breaks down as income (alls, fome households then, we may

expect to ugse the lecs of Ticient =e2pron rroco -0 cantiogned =hove  whinh in
turn, we expect to reduce the numper o! aiternatives that they will encounter,

That is, we expect thelr awareness srane *¢ bte lezs than for higher income
groups and we expect it not to increaze commensurately during the search

procedure,

A more tangivtle constraint occurs onces z dwelling that improves the place
utility has been found, however, In Section 7.Z.2 we saw that building
societies do discriminate agains: certain people and areas, The middle income
group are most likely to encounter this problem. (we assume here, of course,
that for the lowest income groups owner occupation is simply out of the
question), The effect of such a constraint is impossible to predict for
each family although certain consequences will occur frequently. The model
assumes three possible courses of action., First, the household may resume the
search to find a property for which mor;gage funds will be advanced, This may
entail a drop in the price to reduce the size of the loan, Alternatively,
if the 'ideal' dwelling was in a red-lined area, it may mean finding an
alternative dwelling in a different neighbourhood. Secondly, the household
may decide4that their expectations have to be redefined, so that they can
find a property which will allow them a mortgage. This will invariably
involve a drop in expectations, Finally, the household may either give up,
or simply be unable to find a suitable alternative., Hence they remain in their
present dwelling and remain under stress, or, if the move is considered to Dbe
essential, Join the middle income srup that are {urther constrained by not

being able to buy.

If, however, the initial consideraticn of whather a household can afford

to buy meets a negative response, then irrespective of whether the household

D

aan be classified as middle or low income, the similarities in the processes



of relocation are more gtrikine *han are the differences, It is crucial
to note that the negative response imnmediately embodies constraint in the

market, as the households are now restricted to 13.9 per cent of the

4 Y

houa ‘nem stock (whish ~ecvs v cnv e A7 por cent af all unfit dwellings in

rngland and wWales),

Given the income constraint nowevery, location becomes a function of the
search procedure, wr can 33177 expect the household to define its
expectations (althrugh this stazge will probably be more informal than for
most other groups), but the szearch procedure is more likely to rely upon
versonal contacts, This has two important implications. First, there is
no reason to suppose that personal contact will generate many possible
alternatives for the nousehold considering migration. Second, given the
structure of personal contacts for low income groups,: it is.unlikely that
awareness space will be expanded to any significant degree. Again this adds
to the constraints upon these groups and will tend to reinforce the socio-
spatial system described in Chapter Five. Because of this, the links in
Figure 8.5 do not allow for a continued search if place utility is unimproved.
Having viewed a dwelling, we assume that the household will relocate if

place utility is erhanced, or stay in stress if it is not.

The model does not, like all such models, tell us anything that we would
not intuitively expect. The poor live in the worst housing while the rich
live in the best. However, the =mphasis upon the non-institutional constraints
that, we assume, wil) affect the lower income groups (and most particularly the
tenants in the private rented sector) does, when added to the constraints
discussed in Parts I1 and III, allow us to explain the apparently paradoxical

situation shown in Tables 7.1 and 7.2 of a housing surplus.

8,3 Conclusion,

The fundamentzl point, illustrated in this chapter, is thai whern we narrow
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leading to the occupation of the worst housing, #iven the overall constraints
imposed by eccnomic status and urban 'managers' upon the inhabitants of that
housing, 1t is to this that we turn our attention in the ensuing two
chazters, with an empirical ot ~f the migration process in Newcastle-

upon-Tyne ,



CHAPTER NINE

HESIDENTIAL HELOCATION IN NuWCASTIE-UPON-TYNE

9.1. Introduction,

Yuch of the gdiscussion in the preceding chapter was based upon evidence

produced by studiess widertaken coutside of Great Britain, DMNevertheless, the

model presented in Fisure £.5% would, on the basis qf earlier chapters, seem to
be an appropriate representation of the behavioural process involved in
residentizl relccation in thne British context. Ou® explanation thus far has
revolved around the imhalance beiween the supply of dwellings and the demand
for those dwellings. Very simply, we have shown how supply is not related to
demand at the lowest end of the housing sector, because it is unprofitable for
private capital to fulfill such a demand. It has also been‘seen how the
activities of the demand groups are further constrained from two different
sources, First, the series of relationships that exist in society in general,
and in the housing market in particular, constrain large sectors of the
population in their searcnh for satisfactory housinz, However, despite these
'societal' or 'institutional' constraints, the evidence presented in Chapter
kight suggests, guite unequivocally, that certain households are further
constrained by their own actions in the housing market, irrespective of the
more general constraints arising from society's endemic conflict over the

use of desirable resources,

Just how real these behavioural constraints are-and the extent of them can,
at this stage however, only be guessed at in the Eritish case. Ve are
though, now in a position to examine the effects of the relationships that
we have discussed so for and which are embodied in Figure 8.5. In the
present chapter therefore, we present the results of an investigation into
the demand for and mechanisms leading to the allocation of 'poor' housing

in Newcastle upon Tyne. Such an analysis is based upon & questionnaire survey
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and leads ultimately to an erpirically derived probability model of the

outcomes of various stages of the migration process,

9.4. burvey otructure.

There are twe funaarental sources of problems in such an investigation.
It will be aipparent that the data reguired will only be obtainable through
a questionnaire survey of the inhabitants of 'substandard' housing. The
problems concern, thweiefore, wnat to ask and where to ask it, If we consider
the latter vroblerm {i=st, our fccus is substandard housing. Data concerning
the spatial arrangerent of bad housing has not appeared in great detail since
the publication ¢f the 1971 Census. In the intervening time, however, whole
enumeraticn districis, with, say, no inside toilets in any dwellings have
largely (exclusively in Newcastle) been demolished. Although, even in 1981

there were 3,500 homss within the city of Newcastle tﬁat lack basic

. . . . 1
arenities such as an inside toilet. .

The enumeration district is the smallest spatial unit for which data is
available. We could consequently adopt some arbitrary definition of 'poor',
such as enumeration districts with more‘thaﬁ 75 per cent of dwellings not
having exclusive use of an inside toilet, a fixed bath or a hot water system
etc. However, what of the household living in an enumeration district where
only 70 per cent of the houses dc not nhave one of our chosen indicators?

For the purpose of any analysis they would not be cunsidered to be living in

'substandard' conditions.

Such arbitrary definitions of 'poor' can also give rise to other probtlems
of comparability. This was illustrated at a Durham Universitiy Geography Seminar.
Search procedures of the residents of an area due for dermclition within three
ronths of the seminar were discussed in the context of pcor housing., Having
been presented with data regarding the physical conditions of the enumeration

1, City News. April 1981
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district in question, minh of the debate revolved around whether *the nouring
could in fact be regarded as poor or substandard. Consequently, any conclusions
reached weprs open to dispute, simply due to disagreements over the deflinition

wher data based upen spatial blocks is being uged, oven

!

if we zeviily can provide agreement that an area contains poor housing, not

all of the dwellingss a~e 50 the same physical standard and surveys may well
include good dwellings. svidently then, some care ig needed in determining
the areas t~ be studied, Fgually certain is the féct that universal agreement
upon wrat 2otuzally constitutes poor housing is unlikely and that a survey

containins only roor housing is, objectively, impossible,

In Chatter S5ix the stirong link between poor physical conditions and the
private rented sector was demonstrated. For recent migrants, the necessity
for a survey of the physical condition of a dwelling where mortgage f{inance is
available reinforces tnis link - owner occupied properties tending to be
physically sound, at least when purchased., The model presented in Chapter
Eight iliustrated further that the greatest constraints are to be found for
those in the private rented sector of the housing market. These two points,
along with the data in Table 1.1, suggest that the private rented sector should
be our focus., But, Chapter Six also contains the information that Newcastle
can be described in terms of a 'functional! and a ‘'disfunctional' inner city.
As a2 general tenure form private renting was significant in both, although
poor physiczl conditionsg, measured in terms of amenities such as inside toilet,
fixed bath and hot water systems, were substantively present only in the
'disfunctional' sector (see Figure 6,10)., Of course, the indication given by
the factor analysis is that this is explained by the separation of furnished
and unfurnished tenancies - unfurnished dwellings being associated with the

worst physical conditions., In Chapter Six no link was found between these

1. This problem revolved around an enumeration district containing the following
physical conditions: no inside toilet 75 per cent, no hot water system 26.8 per
cent, no fixed bath 40 per cent, 'extensive dampness' 58 per cent. Several
contributors thought the housing to be perfectly reasonable, The residents of

the area 212 not agree with such an assessment however)
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areas nd sceoial class or income. It is, therefore, an area in which rredominant

features are bad housing and unfurnished tenancies and it is upon this

‘digfunctional inner city'! that we focus our attention,

A Teature of the morphology of Newcastle-upon-Tyne is the '"Jyrrsicde flatv' -
1 two storeyed awelling in a terrace, in which both upper ana Tower flats are
3218 santairned, & commonly found tenure pattern is tnhat the owner lives in

- FA R s Vs~
T liat oan iets the Other,

(Approximately one quarter of housesholds gueatinned

11 w7is research were tenants of a landlord occupying the other flat in this

~armar), DBecause of the concentration of poor housing and private renting in
; P & I 8

e 'disfuncticonal! inner city, the following investigation was undertizken in

aii enumeration districts in the area in which unfurnished privately rentec

tenants constituted 50 per cent or more of the households in 1371,

irTeas soc deprived in 1971

contained, in February 1980, approximately 10,5GC0

dwellings. 4 sample size of 500 households was scught and, consequently, a

guestionnaire was delivered to every seventh dwelling in the areas, DPased

upon z2n anticipated postal response of around 30 per cent. 1,500 guestionnaires

were delivered and sensible replies were received from 586 dwellings. These

constitute our data base,

Having decided where the research is to be undertaken, we can turn to the

problem of what to ask, Appendix 2 contains the questionnaire that was sent

to the households. Although
importance, Firstly, tenure
9 and 10a provide this data.

v

intensity of search ne=eds to

elicit this information, Thi

it containg many questions, four are of paramount
is crucial to the investigation and guestions
Secondly, the search procedure adopted and the

be known. The responses to questions 4 - 8

irdly, the reason for 2 household choosing a

particular dwelling is required. £Clearly, given the framework presented above,

this is not always likely to generate a rational response, as often constraints

will determine location and positive answers will be relevant only in terms of
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those constraints, However, within these limits, questions 11 and 12 generate
the relevant data, Fourthly, it is useful to know the distance and direction

of moves and questions 1 and 3 provide the information from which this can be

srproximaiod, Other gquestiong in the final suesticrnii-o will be wefeorred o
»n th toxt,

Def{ore undertaking the principal survey a pilot was carried nut,in a2n 2rvesm
irredintsly prior to its demolition (see page 140 )., This survey ook the farm

/

of doersten interviews and enabled the impact of the cuestions contained in the

nuestionnaire to be evaluated, Indeed, at ons stage in the research, the

N

‘easibility of examining residential relecation precesses through 'in deotn!?

nterviews wzs considered., This was discounted however, for two reloted reasons,

Firstly, such a technique is very time consuming. In itself this is not an
insurmeuntable problem, However, the analysis presented in Chapter Six shows
that Newcastle-upon-Tyne, in 1971 contained a large area, differentiated
sclely in terms of the housing conditions., To arbitrarily pick sub areas of
the disfunctional inner city for detailed study is, in the context of a
relatively homogeneous area, less useful than to examine the more general
processes at work throughout the whole érea. Clearly, factors such as the
existence to local employment opportunities or historical ties to specific
areas might bias the results of a more restricted survey, whereas the conclusions
derived from a larger survey are likely to illustrate the overall context of

residential relocation, at least in Newcastle-upon-Tyne, more accurately.

Such an approach does, of course, entail *the sacrifice of some detail and
the pilot questionnaire illustrated certain problems that might prejudice the
data generated by a more generzl analysis., A& number of questions were asked
which respondants were reticent to answer, particularly when they were uncertzin
of the proposed use of their replies. During interviewssuch doubts could,

largely, be allayed. 1I1 was felt,however, that a postal survey might not give



respondents the same confidence to answer accurately, Three guestions in
particular were excluded from the subsequent postal survey, relating to income,

place of employwent and age,

ons conterning the arproximate income of

o

ruring interviesws, guest
interviewees were met with soms hostility and it 1s unlikely that such
Tiestions were answered wiith complete honesty., It is probably =sven more
unlikely that the data generated by such a question would be veliable with
no perscnal contact, Perhaps more surprisingly, it also proved particularly
difficult to determine the exact location of ewmployment of those respongents
in work, A question asking directly, 'where do you/your husband/wife work?
in mamny cases met with answers specifying a general area, a company name or an
occupation. The guestion was also treated with some suspicion and hence, in
an attgmpt to maximise the response rate, the more general version (question 16)
wzs used., Asking the less apecific cguestiion was also prompted, to an extent,
by the possibility that some respondents form a part of the 'black economy!
and would be more likely to answer the less specific question. The question
did in fact; however, meet with the same p:qblems of over generalisation, but
is compensated for in the answers given-to questions 11 and 12. Proximity to
work was mentioned sufficient times in responses to these gquestions; for us to

believe that there is no bias zagainst such a factor in our subsequent analysis.

The question concerning age also met with a hostile (and occassionally
blatantly false) response, Although it may be argued that a postal questionnaire
is more likely to elicit accurate replies to such a guestion, it wag again
felt that the response rate, and hence the amount of information con more
important topics, might be higher if the question was omitted. Whether this
would in fact be the case or not, the ommission is further Jjustified by
reference to Chapter 5ix. The analysis presented there includes four age
related variables (PENSN, CHILDR, FERTILE and YOUNGADM, page 114), none of which

is directly related to poor housing per se,
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Less fundamental changes were alsc made %S¢ other que3ztiosrs used in the
pilot survey. Responses to the question concerning how 2 housenold became
aware that their dwelling was vacant were domina*ted by 'rereonal contact!

h N PR . . . . .
{nee below pr,179=-186), 1t was immediately appao-ont thob avoh onswers might

LS

mwagx the eal information scource of fthe persor providin: his ‘windfall!
informaticn. A further question was conseguently added [ .1eg

determine the information source of ths informant, The final wording of

lso changed (. :void ambiguity

o

cuegtions 9 and 10, concerning tenure, wers

of response, with guestions 10b - 10f added to cneck the accuracy of answers

1
to questions 9 and 10a .

4 further note is reguired concerning the response rate {rom different
areas within the disfunctional inner city. 4n exploratory 2nalysis was made,
relatigg the response rate,along with the factors outlined below, to the
different geosraphical areas of the city in which the survey was undertaken.
This analysis showed, particularly in the larger areas of Benwell, Sandyford
and Heaton, that response rétes did not differ significantly. More
importantly, brief examination suggested that there were no significant

differences in the behaviour of households in each area.

Of course, this is not particularly surprising in view of the fact that
the areas were chosen due to their homogeneity, as identified in Chapter Six.
Because of this, and because the overall response rate of 39 per cent provided
a large sample, any potential local variations can be discounted., Wwe can
suggest therefore, with some confidence, that the sampling framework was
sufficiently robust for the precise origin of individual resconses not to

influence the results undulyQ.

1. It would clearly be useful to present the initizl questicnnaire for
comparison with that finally used. Unfortunately it was destroyed during an
internal move within the University of Durham, as were several tables of
responses, broken down by the neighbourhood of the respondants,

2. Again, there would be some merit in demonstrating the results of an
areal breakdown of responses, but, see above, footnote 1,



9,3, Home accupation procegses in “ewecast]e-upen-Tyne.

Although the areas selected for investigaticn are predominantly privately
rented, it is useful for comparative purposes +o obtain similar information

for owner oczcuplers in the areoc.  Fvern wic- Lo cwner ooouplers being at the

lower end of the property owning =scales and 1iving in housing of a similar
standard, the behavioural patterns of the two sroups are likely to be different.
¥ ) g H

The response from the different tenure groups facilitates such comparisons and

Table 9.1 shows the forms of fenure of bt rvey respondants, The presence

T

able 9,1, Tenure of survev resvpond€rts.

: Number
Private Rented 321
Owner Occupilsd 212
Council 53

100 . 586

of the local authority as a landlord in the surveyed areas is exclusively

due to the compulsory purchase of dwellings, as none of the dwellings surveyed
were built as ccouncil houses., dJuestions 10d and 10e concern the previous
landlord of the dwelling and allow us tp‘defermine whether, at the date of
occupation, the dwelling was in the public or the private sector. In the
subsequent analysis, those dwellings that were owned by the local authority
when the household moved into them have been discounted, as this is clearly a
sector in which different processes apply. Table 2.2 shows the tenure of those
respondants remaining in the data set, Both private rented and owner occupied
gectors are sufficiently well represented to zllow us to draw conclusions

concerning the significance of the worst housing,.

Table 9.,2. Tenure of surveyv regpondents with moves into public sector omitted.

e Number
Private Hented 60 321
Owner Occupied 3G 211
Council 1 6 » * See text

As we have beer concerned to moint out, the term 'substandard', when related



to housing, can only be relative, The areas surveyed coniain houses which,
while they may have a lifespan of even 3C years left, are at the bottom end

of the rarket in teris of such indicators as price, size of dwelling, dersity

ST omnmern .
‘he mre e, in general, comprise back o back flats with rno oardens and with
little oyern snzee,  wnlie tnzse characteristics may ve the subject of perscnal

preferencs o sunstandard, there are certain tangible

zgpacts of z of ithe dwellings are in need of some
22

maicr repulr work, In ths private rented sectior this propertion is higher -

As per cent, Still, 10 per cent of the houses dc not have an inside toilet

1 12 per cent of the dwellings require at least three wajor repairs. Hence,
whiie any definition of substandard is cper to guestion, we are certainly
dealing with housing at the lower end of the housing market and, even though
we must be awzre of the 'ecological fallacy', the principles established here

are likely to be thosge which are relevant to the least attractive areas of

At the cutset of our analysis it is }mpoftant to note that while this
housing rerresents a significant part of the housing market, simply because
it is occupied, this is not a 'passive' significance accounted for by inertia
on behall of the resident population. Indeed, movement into the dwellings
continues on a large scale and,as Table 9.% illustrates, 44 per cent of the
dwellings were occupled in the five years before 1980, This total vercentage
doesg, however, mask some interesting points. In the private rented sector,

the percentzge of households who had moved recently was significantily higher

3
"

than in the owner occupied sector (50 per cent arainst 33 cent), This is
probably indicative of the fact that the survey areas are 2ll included in the

areas shown by the C,D.F. {1976a) to e red-lined by Building Societies

(Pigure 7.1). Eaually interesting iz the fact that it is not only into the



Table 9.3. Period moved into present dweliings by characterisiics of dwelling.

Nurbers
1951 1961 1971 1976

Terure and conditions Year Toved 35%3 19650 1570 1975 1985 Tcual
Prent + O Major Repairs 23 5 12 9 53 176
Prent «+ 1/2 Major Kerairs 27 5 9 9 50 29
Prent + %/4 Major Repairs 15 4 8 4 70 27
Prent + > 5 Major Repairs 42 0 16 37 5 19
Prent + no inside toilet 21 £ 13 1 41 39
Cwnoc + C Major Repzirs 1 18 29 12 29 157
Ownoc + 1/2 Major Repairs 10 9 19 12 50 43
Ownoc + 3/4 Major Reovairs 3mall Samrie 3
Ownoc + 2 5 Major Repairs Small Samyple 8
Ownoc + no inside toilet Small Sample 10
Total Private Rented 24 5 10 10 50 321
Total Owner Occupied 14 15 26 11 33 221
Survey Total 20 8 16 11 44 538

Prent = privete rerted

Cwnoc = owner occupied
'better! dwellings that movement has occurred recently, as the indicators of

the worst conditions, when seen against date of occupation, substantiate the

notion that this is still an active sector of the housing market,

Of those households living in private rented accommodation, but not possessing
exclusive use of an inside toilet, 41 per cent had moved since 1976 and 62 per
cent since 1971, Similarly, of tenants whose dwelling was in need of either
three or four major repairs, 70 per cent had moved into their dwelling since
1976. The main exception to this genersl pattern are private rented tenants
in dwellings requiring a2t least five major repairs, Only 5 per cent of this

]
{

group had moved in the period 1976 - 1980, 37 per cent, however, located during

the 1971 - 1975 period and the sample size (19) rakes it dangerous to place too

jai]

much emphasis upon these figures. It will be seern that the main owner occupied

group ~ those needing no major repairs - show more inertia, but the commitment



to buy is generally nn indicator of lower mobility rates,

Overall however, we can see that the areas under consideration are certainly

an active part of *the housing market for which a d=—and still exints, 1t 1o fo
+ nature o *his demangd that we can now turn our atiention,

G,%,1, The rationale for g=lecting a dwelling.

Brown and Moore (1970), as we have said, suggest that the princicz)

determinants in the decision of whether tc select a particular dwellings

1)

ire; accessibility, physical neighbourhood, services, social environment

1

and site and dwelling characteristics (see above, p.143). 3Such a classification

'

of reasons dees not, however, adenuately cover the residents cof the aisfunctional

cFORY for

imner city of Newcastle., Table 9.4 shows the reasons given by respond

223

o

choosing their present dwellings, broken down by tenure and physical conditions.
If we examine the total replies first, then the most striking feature is that
the most common single reason for a household choosing a dwelling in the
disfunctional inner city, is that they considered it to be the only one available,
In fact, 19 per cent of all households had chosen their present home for that
reason. Clearly, the situation is not as clear cut as this, Firstly, it is
patently obvious that, in a housing surplus situation, nobody dees in fact live
in a dwelling that is the only available one, More pertinant wculd be to say
that they live in the only dwelling seen as available to them. Indeed, we have
spent much time emphasising the constraints that lead to decisions in this
general sector of the housing market, Even given these constraints however,

it is hard to envisage a situation in which a family considering a mcve, and
abvle to do so (as shown in Figure B8.5), have only one possible new location

in a whole housing market,

The types of constraint that exist are reflected in the other pheromena
identified by respondents as being reasons for choosing a dwelling, The second

most important factor is proximity to work, which waz the main determinant of




Table %.4. Why chose dwelling by tenure

and conditions. (%)

why Chose Iwelling

Knew revious Frice o Attr.tute/ Reor Work
Tenure snd Near nly People 24 Nnaptia- 1 Other Acoens/ + 1 Cther Somple
Conditions York Price Available In Area Slte To Own Reegons factory Jther Hesaon Ares Resson Size
-
Prent + O Major Hepairs 11 9 24 9 6 0 g £, 7 12 V0 2 176
Prent + 1/ Mojor Repsirs 13 6 34 5 ? ¥} 3 7 9 12 ! ? Q9
Prent + %/4 Msicr Repsirs 4 7 4R 4 0 0 0 4 7 19 i 4 27
Prent « ) % Major Repairs 0 b 63 21 5 0 0 ¢} o] 5 ‘ G 13
Prent + No inmide toilet 10 5 56 B o} Q [} [ 10 8 ) o 3q
Owpoc - O Maior Repeirs 16 4 14 10 8 7 5 7 7 7 [3 357
Ownec « 1/7 Major Repairse 9 2 12 12 7 9 9] 16 9 1¢ 5 4%
Totsl Frivele hented v 5 8 4 ¢] y ¢ 7 1 ¢ q [Px!
Tcia)l Owner Occuried 15 5 11 10 8 4] > [ o [ 1 5 om
Survey Trtal 17 i 19 9 G 3 ' ¢ IR ’ # (3% !
— —
Ch
0
Ny 1
Talle ©,% Number of alternstive dwellinge viewed by tlenure and conditions, &/“)
Yuaber of ALt orotiver Vieweg
Te-ure and -
Condit:iona o i 2 h 4 5 ' M N R
Frent -« " Major Hepa:irse 7 Q R 2 5 ? L& 7 ! 0,74 Ty
Frent « 1/7 ™Major Hepaira "M n 4 § 4 1 21 e 8] (R gl
Frent + 274 Yasor Hepairs SNl il 0 4 4 4 A S o [ B
Frent + ¢ Mgror Repairs na o 0 0 0 5 R as n fLo? v
Frent « No inside 1cilet a2 5 2 3 i 3 90 100 0 0,44 3G
Ovnoc « O Major Repairs 43 1 12 q 6 6 62 G4 é oLTH 187
Ownoe + 1/2 Major Repairs 23 12 12 14 16 2 47 79 ¢ e 4:
Tota! Privaie Herited 76 A 6 o 3 ? QUi Bl ¢ 065 11
Total Owner Dccuried 39 A 13 10 & 5 60 a2 i .91 20
Survey Tnta! £2 8 a 6 b} b) 78 a2 2 1.8¢ 1A
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the location of 12 per cent ~f the households surveyed. However, if we include

those who identified proximity %o work and one other reason, then the percentage

rises to 20 per cent. Cleariy, some of ths tvpes of constraint referred to in
Chapter 5 ( zages "fo-r ot mored oo oumoant sears (1970) are i evidemes
nere,

Tne cost iz oswoviousty a cnor facter in oany declsion to move,
It 1s not however, as Tatle 9,%! znows, tne orly determinant, Only 7 per ceut
identified it as the only reason feor choceing 2 particular dwelling., 2 further

11 pver cent however, identified price znt one other reason zs the determining
factors in their decision, Neverthelescw, %ne relocation decision would, overzll,
appear to be exercised by the householid actepnting implicitly in the decision

making process, that price is a constraint,

A fu}ther major reason Ior cnolce of dwelling is, not surprisingly, what we
have described in Table 9.4 as 'Attribute/iccess/hrea', Access and Area are
self explanatory. ‘'Attribute' includes all responses in which a particular
attribute of the dwelling was cited as the reason for selecting that dwelling.
The total percentage of responses covered by this category is 9 per cent,
However, we can regard the 'size' category as being similar, if not identical,
to the 'attribute' one. Size has been kept separate however, simply because
of the number of respondents for whom it was the major reason for choosing a
dwelling, Overall, it can be noted that these two reasonz account for 15 per

cent of the reasons cited for choosing a particular dwelling. Agz2in, this

i

2
]

evidence is consistent with the work of Brown and Moore (1970). might note,
however, that the percentage responses to the individual catezories zare

sufficiently small that we have amalgarated characteristics of toth the physical

and social environment in this class,

The percentages from the full survey mask some significant differences

that exist between occupiers of different types of housing within the study



areas, For exampla, the total of 19 per cent who regarded their Jdwelling us

hbeing the only one available masks a difference between temre groups.

Whereas only 11 per cent of owner occupiers thought this to be true;, 25 per cent

tacue Pouseholds worcveved inothe privace ronted soctar wome o0 spch oo
apinion, Imwediately then, we can suigest that such 2 dil{ererce is surportive

~f the concents 1llustirated in Figure 8.5,

Purther evidence 1is fourd in the startline differencos irn the tercerts e

o

who thought of their dwelling as the only ortion, devending npon the terure and

iny

2]

ical conditions of the household, Wwhile only 11 per cent of owner oaccunpied

M)

nousehelds regzarded their present home as their only choice, *d ver cent af

private tenants whose dwellings needed one or two major revairs, 4

B per cent
of tenants in dwellings reouiring three or four major repairs and 63 per cent
of tenants in accommodation with more than four major repairs needed, regavded
their present rdwelling as their only alternative. Similarly, of those tenants
not having the exclusive use of an inside toilet, 56 per cent regarded their
present location in this manner. Clearly then, those in the housing of the
worst physical standard are most likely tqrperceive no alternatives to be open
to them, Obviously, the amount of disposable income available to the household
is important here, but given first, that bad housing has a significance per se
in Newcastle and second, our comments regarding a housing surplus, it would
appear that the non-institutional behavioural constraints must be impertant in

rroducing such opinions.

Zuch an assertion is substantiated by an examination of the number of

alternatives viewed by tha househcolds in the survey., Table 9.9 provides this

)
"y

information, It is significant to note the average number of alternative
dwellings viewed by the households in each group, Overall, the average number
of alternatives examined was 1,55, which 1s consistent with studies cited in

Chapter Light, In the owner occupied sector however, the mean value was 2,93,



while in tne private rented sector it was only U.65. The difference between
these figures is, on the face of 1t, srall. They do, however, take on a
significance when we consider exactly what they show. When contemplating a
move, €vaEn looKing at twe dwallings incrcacses ithe chances of finding one te
suited t¢ a nhousehoid's reguirerents than their existing one, Obvicusly, as we
have said, the more dwellings examined, the greater the probability of =a
'successful' resclution to the search, The trends we have suggested are
further reflected in the zverages for the two tenure groups, when broken down
by conditions. Feor teiants whose accommodation requires more than four major
repairs, the average number of alternatives seen was only 0,32, while for

owner occuplers with no major repairs needed, 2.78 is the mean. The other means

shown in Table 9.% are consistent with this.

Tab%e 9.5 clearly substantiates these statements and thoge made concerning
Table 9.4. Only 39 per cent of all owner occupliers moved into the first
dwelling they saw (i.e. they exarined no alternatives), whereas 76 per
cent of tenants adopted such a procedure. This figure is increased to 89 per
cent in the case of those inhabiting dwelliqgs needing more than four major
repairs. Conversely, the percentage of-households who did undertake some form
of systematic search (in that they did not choose the first dwelling seen)
shows an opposite pattern. Wwhile 95 per cent of private renters needing more
than four major repairs and 90 per cent of all tenants viewed less than three
alternatives, only 60 per cent of owner occupiers viewed less than three.
Indeed, 13 per cent exarined five or more dwellings before deciding upon their

move.,

It will be seen from Table 9.5 that the category, 'owner occupied needing
1/2 major repairs', does not follow the general trend of the more alternatives
that are viewed, then the better the housing conditions that result. Only

23 per cent did not view any alternatives and 53 and 21 per cent viewed more



than two and mere than five dwellings respectively. This is probably best
explained by referring back to Table 9.4, A relatively small proportion regarded
their dwalliness 22 being the only available, while three categories scored
Tavcienl el ik s reggones for cheesing a residence, An atiribute of fhe
iwe lins o oo U o dmportant, as is ownersiilp per se, Also, the categry

Tnther!' scores highly, Tt is possible, therefore, that these dwelliings arpe

in areas of

low price housing, with the intention of pufting ihern

ints go~a venc’r. hs osuch 1t may represent a first gtage in owner

teins vegarded -, she household as only a (relatively) temporary measure,

The generzl cnncept that we have been developing here, that b

4s)
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®
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conditinns result from a more rigorous search, is shown in Table 9,5, in whiah
tenure 1s ignored, Here we see very simply that the percentage of households
viewing'only the dwelling in which they live increases: as do the number of
repairs required, Conversel¥, the number of households examing more than two
and more than five alternatives increases with the reduction in number of

repalrs needed.

We can take our investigation of the actual decision making process a stage
further, by examining the perceived adv;ntages of the dwellings finally chosen.
Table 9,7 illustrates the advantages of the dwelling selected, as compared to
otners inspected during the search, broken down by tenure and physical

conditions.

From this table it is apparent that, particularly in the private rented
sector, the dwelling chosen offered no advantages over others (or as we have
seen, no alternativesg werse exrmined). This trend is again more pronounced as
the physical condition of the dwelling deteriorates, Two other digtinet trends

are discermable from Table 9,7. ®irst, we can see that every terure/condition

D

group contains a proportion of households for whom the price of the dwelling
was its principal advantage, Thiszs is compatible with the observations that we

have already made, Ferhaps more important a finding is that relzting to



Tedle 2.5.

Number of slternatives by conditions and house condltions. (9’?)

No. of alternstives viewed

Bouse Cond{tlone 0 1 2 b 4 2 L2 L5 210

C Mgjor Repairs 59 8 10 6 5 4 76 90 3

1/2 ¥ajor Repairs 61 10 6 [3 ‘8 1 77 ar 4

3/4 Falor Repairse 80 3 0 7 3 b a3 97 0

> S ¥slor Repairs /S a 8 h O 0 100 100 I3}

Ko irside toliet 7! B 8 A 2 g a7 BL) o]

Survey Total 62 8 8 6 ) b] 18 92 2

Table 9,7, Advantages of chnasen dwelling by tenure and conditim:ls. (%)

Advantages '
Previnua -
None Close Mnly Krew i~elling Trice teiribate/  Near T~
Jiewed/No To . Avall- TPeople Owner- RS Tnapting- I Nther Areag/ “ork - samplo I

Tenure and Conditions Advintage Work Price able In Area Slze anip Heamsonag factory ‘Gthez' Heason Areg | Raseon size
Prent + 0 Majoc Repairs 70 1 h) - ! 2 - b - . 4 1 1R
Prent « 1/2 Major Repairs £ 1 4 ! - 2 - ? - ! 5 A - 9
Prent « %/4 Mg ior Repairs a1 - 7 ~ - - - 4 - - - 1 - a7
front + ) S Mojor Repeira a9 - 5 - 5 - - - - - - - - 9
Prent + No tnside tollaet a2 - A - b - - - - 3 - 5 - 9
hwmoc + O Mojor Repalirs 5S¢ - 9 - - 6 1 4 1 g 7 18 1 157
Owvnoe + 1/2 Major Repolrs 24 - 9 - - 16 - - - ? 21 23 2 43
Totnl Private Hented 72 1 4 - 1 2 - 5 -‘4 ————— - ! Z ) i3 - 121
Totsl Owner Occupled 45 - 9 - - 9 ! b - 2 Q 9 ! 21
Survey Totael A2 1 6 - 1 4 - 3 - i 5 15 1 514
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the dominant positive reason for choosing a particular dwelling, rather than
any other seen during the search, i.e. attribute/access/area. It would aprear

that, once certain perceived basic necessities have heen fulfilled by a dwelling,

0

pecific traits of the dwelling {cor its lecation) Fecore vrominent in the

s
(92
Pd
o

decision making process. obuch a statemen® iu relrloraocd diminishing
importance accredited tc this aspect of the qec’sion Uy those in poorer
vhysical conditions. For exarple, whereas 16 per cent and 14 per cent
respectively of owner occcupliers and private venters, wilih no Tajor repairs
needed, considered this to be the principal advantage of their dwelling over

others, only 4 per cent of tenants in homes needing three or four rajor repairs

of rore than {our majcr repairs

(o9

and no households renting cwellings in nee

considered it to be so.

Again, a note concerning the owner occcupied group whose dwellings need one
or two ;ajor repairs is meriied. The evidence of Table 9.7 supports our
previous suggestion relating to this group. 72 rer cent had a definite reason
for preferring their dwelling to any other that they had seen., Price is an
irportant reason for preference, but generally in assocation with some other
reason, Size 1s also important, accounﬁihg for 16 per cent of replies. Also,
the specific trait of a location of a dwelling is accrued its greatest importance
by this group, as was the case when the dominant reason for choosing a dwelling
was considered. This evidence, again points to the group adopting a more
rigorous search procedure and tuying at a reascnable price with the intention

of improving the property. They therefore take .reater acccunt of other aspects

of the dwelling.

As we observed above, the classification 'atiribute/access/area' combines
b

7

both social and physical characteristics of & dwelling and its nelghbourhood,
Therefore, the breakdown of the category is an interesting exercise. Table 9,8
gshows that in each of the tenure/conditicn categories (in which a sufficient

nurber of households congidered the overall classification to be the principal
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acdvanta

is in f2et 2n attribute of the dwellins tnot i~ mosn frejuently
thought of as being the important determinant of the decision, As can be seen,
this is particularly so in the private rented sector, in whioch dwellings are

o account o0 their

4
SN Iah ¢
L I

Table 2,8, Attribute/iccess/Area as advantage of proeent dwel D ine
arainst tenurs and conditions. ()

Attribute/iec Sdvantage
Freguency

of Sample
Tenure and Conditions. Attrivute Access Lrea category Slze
Trent + O Major Repairs 13 1 g 25 176
Prent + 1/2 Major Repairs 13 2 1 16 99
Prent + 3/4 Major Repairs 0 0 4 1 27
Prent ; > 5 Major Repairs 0
Prent + No inside toilet 3 z 4 39
Ownoec + O Major Kepairs : 8 4 S 29 157
Ownioc + 1/2 Major Repairs 9 5 7 9 43
Private Rented 1m 1 1 42 321
Owner Occupied 9 5 6 40 211
Survey Total 10 3 2 82 538

Thig is again consistent with what we have previously noted concerning the
characteristic of the dwelling being important, once certain basic requirements
are met, The tenure difference has itwo possible explanations, however. The
first is that the renters do not like their areas, while owner occupilers do.
This is unlikely however, as the environment is the same for both tenures,
what is, therefore, more likely, 1is that Table 9.8 is further indicative of the
constraints placed upon tenants. As the private rented sector declines there

is less choice (in numerical terms) for potential renters and, in Kewcastle,



the areas in which renting is the dominant form of tenure are very similar,
Consequently, area is unimportant to tenants, because choice does not exist.

wWhat is important iz obtoining a dwelling, irresysctive of location,

Trhe comparative advontures of narticulsy dwellings are, to those who search
enough dwellings to be able o evaluaie this aspect, obvicusly an important
part of the decisicon © migrate, We o°n investigate this component of the

decicion to move [urther by reference to Table 9,9, which shows the advantages
of 2 particular dwelling as cited bty those who had viewed different numbers of

alternative dwellings,

Three points nsed to be made concerning this information., Firstly, no matter

O]

how thorough a search procedure is 2dopted, price is universzlly considered to
p I 9 T

be a major advantage of the dwelling eventually chosen, It can be seen however,

‘

that this is generzlly reflected fthrough the category 'price and one other
reason’', Nevertheless, 11 represents the implicit effect of constraint in the

decision making process very clearly.

The second point of note, is that the category ‘'attribute/access/area' is
again the predominant type of advantage cited in relation to the choice of a
specific dwelling. ¥Further, Table 9,10 shows that it is, again, the particular

dwelling, rather than the location, which is predominant in the decision making

process,

One notable feature relating to the importance of the particular dwelling,
in Table 9.9, is that its significance is greatest amongst those households
which viewed only one or two alternative dwellings, This, again, is probably
best regarded in terms of a2 relatively inefficient search procedure, with
nouseholds deciding upon the first dwelling that comes cloze to matching their

expectations,

such a view 1s reinforced by the percentages of the various groups for whom

~n
joy)

the dwelling selected had, in their opirion, more than two advantages over



Tatle 9.9, Advantage of chosen dwelling by number of altermatives. (%)

Advantage of dwellling

None Knew Price - Attritute/ ‘Mear Work
Number of Viewad/No Near People Ownar— Je 1 Othar Accean/ e ] Niker Lample
alternatives viewed Advantage  “ork Price in Area Gize ship Rensong  “ther feason Area feaacn L
.
N 126)
g S 9 N o < - v I [ 2 4t
2 “ - 8 2 t ? 7 1 ’ Al 'S
oLy 1R - Al 2 o - : N i) - s
S - 12 15 - i 2 { 2 1y - i [t N A
> 13 - 7 - 7 - , ; ™ - <
Private Ren‘ad 72 i 4 i > - % 1 ; . - tas
Owner Cezupled 15 - 9 ~ } i - v g ! 1
Survey Total A2 i S 1 4 - 3 i 3 e V48
Table .10, Attrivute/Acceas/Ar23 33 advantage of present dwelllng sgminstl number of altrrnatives viewed. ((}ﬁ)

Numbder of

altearnatives viewed

Private Rentad

Owner (Qccupted

Jurvey Total

Advantage of dwelling

Frequency

af Sample
At ribute Access Area Category Glze
33 2 0 15 43
22 13 9 29 49
16 5 4 14 58
20 4 7 14 aH
13 0 13 4 15
n 1 1 42 LMl
9 5 6 4¢ 211
10 3 3 A2 5 4R
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others encompassed by the search, Evaluations which allow such a view are

H

likely to be rore thorough and less prone to ‘satisficing' behaviour. It is,

therefore, pertinent to note that the category 'rere than two advantages'

takes on its reatest significance arongst nousshollis whe viewed at least
Dive aiternative dwellings., Conversely, price pel s, Taxes on a rore Livited

‘rportance arongst these grouyps.

Cverall the:.,, we can rake certain general observations concerning the ways
in which nouseholds evaluate possible locations when considering a move.

I'ist, and most important, for a large rajority of households the search for

2 new dwelling, once the decision to move has been made, is a very short one
Snvelving only tre dwelling which 1s chosen. Further, the result of such a
resiricted search is that the optimum dwelling for 2 househcld is less likely to
be found. As the physical condition of a dwelling deteriorates, it is more
probabie that the occupant household did not see ancd evaluate any alternatives.
As Table 9,71 shows, the more dwellings that are assessed during the search,

the sraller the percentage of households needing rore than one major repair.

For example, 23 per cent of households choosing the first dwelling seen, but only

7 per cent of households viewing more thaﬁ ten dwellings, needed more than

one major repair,

The results of inefficient search procedures are further illustrated by
the fact that the number of households perceiving their dwelling to be the
only one available to them increases as physical conditions deteriorate
(Table 9.4). The model presented in Chapter Eight sug.ests that part of
the reason for these findings may be found by exawmining the actual search
procedure adopted by prospective migrants. 1t is to this aspect of relocation

that we now turn our attenticn,

9.3.2. Search procedures.

The way in which an individuzl or a household comres to a decisgion is, of
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necessity, largely predeterrined by the arount of information at its disposal
at the time of deciding. As we have seen, there are several sources of

inforration regarding the housing market in general, and abcut the current

]
)

state of it in pavtirular. OCf these we cean, on the basis of cstablished work

“
L]
O

(see Chapter kight), sugsest ithst the wrost eftficient means of generating

housing market information is the estate agent - who vpossesses data concerning
Tany potential new residences. Newspapers, by the volume of aavertisements

that they contain, both by private individuals and by estate agents, are also

a potentially efficient source of housing market inforration. However, it is
not to these scurces that those in the lower end of the nousing market naturally
turn in their atterpts to glean information concerning the housing market, as
Table 9.12 shows. Indeed, of the 538 respondents, conly 2% per cent found their
current dwelling by these sources. In contrast, 45 per cent of all households
became aware that their present dwelling wzs available because they had been
told so by a friend, relative, landlord known to them or previous occupant. This
contrast is more clearly seen oy comparing the informaticn source of each tenure
group. Only 15 per cent of éenants cited a newspaper or estate agent as their
source of information, while 60 per cent used the 'personal contact' sources
referred to above. Table 9,72 shows that the three main sources of

infermation for tenants are; friend informed (26 per cent), relative informed
(18 per cent) and knew landlord or previcus occupant (16 per cent). The next

most used source (estate agent) accounts for only 8 per cent of households.

Conversely, arongst owner occupiers in the same areas, estate agents and
newspapers were the information source of exactly cne half of households,
The influence of personal contact is reduced and represents the Information
gsource of only 27 per cent cof households., Here a note of caution is called
for, as such a percentage is corparatively low in the context of this study.
Nonetheless, even amonst owner occuplers, more than one cuarter of the households

in the survey area relied upon personal contact for housing market inforration.



~1R -

In the context of owner occupation in general! this is a surprisingly high
figure, It does, however, concur with the obgervations made in Chapter Eight
that there is an income biag in the utilisation of efficient sources of
information as, for owner occuplers as well o tenznto, the area under

consideration is the disfunctional innsr city.

Lg Table 9.12 shows, the [irst six sources of information are predominant,

accounting for B2 per cent of private rentad households, 94 per cent of owner
cceupiers and 85 per cent of the total replizs, In the subsequent discussion
we only produce data concerning th=2se groups. 4is was previously the case, in

the same way as the total percentage masks important fenure differences, a

©

breakdown of the data into tenure and house condition grouws is enlichlening.

Tabtlie 9.13 shows the information source relevant to these subdivisions.

The ‘data appertaining to the owner occupied sector is always consistent
with that shown in Table 9,12, 1In the private rented sector,however, some
important variations from the overall trend emerge. The columns showing the
combined percentage of friends and relatives as the source of information has

a clear break, based upon the physical condition of the rented dwelling.

Against a sector average of 38 per cent, personal contact of this type accounts

for 41 and 35 per cent of households needing nme orone or two major repairs
respectively. In households inhabiting dwellings needing three or four,
more than four major repairs or with no inside toilet howsver, these
percentages increase to become 59 per cent, 57 per cent and 56 per cent
regspectively. When 'knew landlord or previocus tenant' is =2dded to these
condition groups, invariably, at least two thirds of tenants in these worst
physioél conditions found their dwellings vacant through personal contact.
Clearly then, the adoption of a search procedure based upon personal contact
increases the likelihcod of choosing a dweiling that iz of a poor physical

standard,

he nature of the data provides one potenticl interpretative danger. Thot
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is the search procedure adopted which leads to the new dwelling a
representative part of each household's relocation process, or are we just
examining one particular strategy out of several adopted by each household?
I fact. we can say fairly conclusively that the 'source of intorration' data
ntilised here is a genuine reflection of the searcn proccdures adopted, as

shown by Table 9.14.

#

Here we can see that only in the 'saw vacant' category did more than one
suarter of the households adopt a different search sirategy, In viewing
alternatives, from that which led them to their present dwelling, Indeed,
even in this category the percentage is only 27. Otherwise, az we have said,

the search procedures would appear to be,to a large degree, constant amongst

Individual households.

4 basic premise that we have been following is that the rore efficient
the means of searching, then the more likely that the optimum (or something
approaching the optimum) dwelling will be found. The efficiency of the
search however, can be measuged net only by the source of information, but also
by the depth of search -~ as measured by the . number of alternatives viewed by each
household. Clearly, from what we have éeen, it is reasonable to expect that

the more efficient the method of search, then the greater the depth of search.

Table 9.15 shows such a statement to be substantiable, with a clear
distinction between the 'efficient' and the 'inefficient' sources of
inforration. ¥First, the percentage of households using the various scurces
and viewing no alternativesg shows a definite polarisation. For searches
dependant upon persona: contact - that is friend, landliord/previcus cccupant
cr relative informed, the relevant proportions are T3 per cent, 87 per cent
and 81 per cent. Conversely, for the 'efficient' newspaper and estate agent
utilisers, the percentages are 39 and 35 respectively. For those who saw their
dwelling vacant, the number who did not know of an alternative is exactly 50 per

cent,
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Table 9,15 «learly shows a =inilzr polarisation for those viewing less
than three, less than six or more than nine dwellings. Whereas, for the

-fficient source users, 61 and 50 per cent respeciivelyv viewed less than
“hree dwellings, Tov the 'inerficien+!' son-nvers i rocrective peraentages
are 8%, 93 and 92,

One further line of investigation is necessary before we can
gerneralise the findings thus far and, subseguently, consider their implications.
The zeneral categories of 'Iriend informed' ard 'relzative informed' mask the
original source of informstion and, of course, if the person providing the
original information learned of the vacancy by utilising an efficient source,

cur assumptions regzrding efficient and ineificient search procedures would be

open to serious doubts. However, we can demonstrate that the 'inelfficient!

caterories of search procedure do not mask the use of’'efficient' sources t»

any cignificant degree. Table

9.1

those

who found their

shows that, of

by a friend or

dwelling acting upon information sunrplied relative, only 3,03

and 2.4% per cent respectively

the chain. Conversely, 80 and

source at the beginning of the

had an

tefficient’

source

at the beginning of

8¢ per cent respectively had an 'inefficient'

information chain,

9.3.5 Modelling the relocation process.
There have been numerous attempts at morelling the process of residential

relocation within the whole urban system. The social physics models discussed

4

in Chapter Two fall into this pattern. =s do some of the brhavioural studies.

As a general rule, such models rely upon the use of =sophisticated techniques

to zeneralise the outcome of behnavicural processes in a whele urban area, to
freilitate efficient planning and manneement of that system, This is an obvious
teriefit of such models if they are successful., Yet, the complexity of the

situation,and the relationship between individual's market bwehaviour and the



phenomena examined in the preceding two parts of this work makes them, at best,
approximations., Indeed, any model of human beshaviour can at best be an
approximation., Arguably therelore, for practical results to emerge from such
an analysis, it is wore prodactiv to reduce the scale of cur objectives.

Hence, any medel ¢can he direct:d L one housing class, or one type of dwelling
that is the focus of = varticular zrobiem, Consesuently, an attempt to model
the behaviour that leads te the occupation of the worst housing in the
disfunctional inner ity of MNewr~stle, can adopt a much simpler approach. Such
an approach utilises the concepnts relating to search behaviour introduced thus

far.

Place utility is most likelr to be enhanced by relocation (given the

constraints imposed by the available stock and by the individual's position

- . . 1/ . -
relative to the housing (and other) markets), if an efficient search strategy

is adopted. The outcome of the various strategies in Newcastle can be crudely
modelled by regarding the data presented in this chapter as experimental
probabilities, Bach survey respondent may be thought of as a 'trial' in the
disfunctional inner city. If we remove the temporal dimensions of the data,
then we can say that for 21l respondanté, or trials, the answer to the gquestion

'able to move?'(Figure 8.5) is 'yes', Therafore, the probability of moving at

some point in time is 1.0,

Conceptually, the main protlen is how to regard subseguent steps in the
model, Probabilities cannot be used to help us in the 'define expectations!
stage of the model. Thus, at thisz stage, we are forced to ignore this part
of the representation shown in Figure £.95. Indeed, any attenpt to model this
aspect of relcocation would lead to many intangible complicating factors. For
example, the nuances of humaen hehaviour are such that the expectations defined
(informally or formally) by each nousehold will contain such a diversity of

characteristics, relating specifically to those households, that the goal of



implicity would be lost., Yet, bearing this in mingd, it wenld not seen

unreasonable te conceptualise the stage as one in wnich each hous=holc

exyents 'rood guality housing', even though such = definiticn ocennot
vyt iivel s be ineorporated into trhe mondel,
he misrant household therefore, having Jeci<ied that 1+ ~=m maves and
whothe= 1+ cnn afford to huy, will enter into Torm ool sonret Py cediyee
.t owe hove e ccribed above,  We have, tocsely referring o

2l rernative dwelilings that ezch method generztes for inspection, hewspaners

“rnd esiate agents generate more posslibilities than searches bpsgsed upon dlirec

ficient and efficient search procedures, based upcn tue number of poseibdl

rereonal contact, It is not possible, however, io catemorise 21l *rials into

one of the two catsgories. The class 'szw vacant' serves as an illustration
2f thieg problem, as 1t tends to fall between the tw! beneral Lrends of

ficient or inefficient.

Table 9,14 showed that for those who saw their dwelling {2 be wvacant, ihe
proportion viewing no alternatives is akin to tho=e finding success through
an estate agent or a newspaper. The tabie élso showed that 'saw vacant' ig
less likely to be the only means of search than was the czse in other
categories, Indeed, 18 per cent of those adopting such a procedure found
alternatives vacant by using estate agents and newspapers. levertheless,
'saw vacant' cannot be regarded as an 'efficient' search strategy, simply
because it relies on chance. The outcome would zppezr to be similar io

efficient processes, but the procedure is not akin to such vrocesses, is we

have s=en, only 18 per cent adopted the efficient sezreh strategies In locking

for alternatives. whereas 7% per cent either viewed no zltern=tives or naintzined

their sirategy. Consequently, in Figure 9.1, the divisinol sezreh procedures

vy of one,

into efficient and inefficient does not yield a combined probabilit

liather than arbirnrarily assign procedures into efficient or inefficient
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caterories, only those which have been demonstrated to be nne or the other are
included. Such a method leaves us with approximately 75 per cent of all

respondente incltuded in the model.

“urther problem thd? mast be addressed is that, ciesavly, ithe courss of

sction taken at varicus stages of the model are, largely, predetermined by

previous decisions, For example, if the decision 1s made to buy a dwelling,

£

an officient zearch nrocedure is more likely fo be adopted tharn if the dect

w
[
®]
]

is made to rent, For a2ll respondents, the rrobabilities of an efficient or
inefficiant search in Newcastle's disfunctional inner city are 0,29 and 0,45
respectivelr. Thia, as we have seen however, masks great differences between
terre grouns. For owner occuplers these probabilities are 0.5 and 0,27
raspectively, but for private tenants 0,15 and 0.58. The difference in the

prohabllities of either buying or renting and then seérching efficiently or

ineffirciantly are shown in Table 2.17.

Table 9.17. Frobabilities of tenure and search procedure by overall and
conditional probabilities.
Overall Pronabilities Conditional Probabilities
Owner Occupied & =fficient .39 x 29 = 0.113% 39 x .5 = 0,195
Owner Occupied & Inefficient 39 x .45 = 0.176 239 x .27 = 0.105
Private Rented & Efficient BSox W26 = 0,174 L ox W15 = 0,090
Private Rented & Inefficient Box .45 = 0,270 6% .58 = 0.348

Clearly, the probability of an event occurring in subseguent siages of the
relocation process will ©be greatly affected by the differences in probabilities
shown atove, That is, to an extent, the abiliiy or decisicn to huy leads to a
more efficient search, [ue to the overwnelming evidernce of different procedures

in each sector, the uze of conditional prcbabilities muzt be faveured and

1]

Figure 9,1 is based vpon the computation of such probabilities throughout.
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Fiogure 9,1 shows then, the probability of thes varisus outcomes for

houszenolds moving into the disfunctional inner city of MNewcastle., At the first

level, the probability of renting is 0.6 and of tuying in 7,79, From here,
the provatility o sdopting diflfsrernt ooyiroos o ~roocnoare Srest,  The most
! i

=
-

lirely course of action is that 4 hourel
an inefficient search procedure (p = O30 ),  roow=sely, enting iiter an
2{ficient seavcr has a probtavility of oniv .07, Owners =re more likelw 1o

use an sfficient search procequre than an inefficiecn. one.

Having determined a method of seazrching, ine mirant household begins to

evaluats possible alternatives, 1t can be secn that for all groups,apart

from owner occupiers using efficient information sources, the greatest
probability is that only the eventual new dwelling will be seen. For the
latter sroup, however, it is more protable that betwssn two and four, or

nore than four alternatives will bhe esvaluzted, The protability of a househeld
being in any one of the sixteen possible positicns in Figure 9.1 at this stage
reflects this difference, 1In the first three cases, the overall probability of
having viewed no alternatives is greater than that of other outcomes. For
owners, using an efficient source, the>probability of viewing more than one

alternative is higher.

These observations can be put into pesrspective, by examining the proportion
of the total probability of viewins z giver. number of alternative dwellings

that is accounted for by households adopting the vaerious procedures outlined so far.
Y I 2 I

In table 9,18 the probabilities of viewings 1 number of dwellings are summed

and then divided by the probability of =z-~eing 1 dwellinge by ezch means of

- =

. N . A
. 'This allows us %o stitandardisese the [imures to or

193]

eand see wWhich means of soarch dominatesz *the outcome [or ezach situstion,
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Table 9,18, Per cent of number of alternatives view~d accounted
for by various search procedures.
e
e 1 i ¥ o

Owrior Ocouwpied & Yfficient 10,68 2R A2 50,15 &5 ,00
Cwner Gecupied & Tnefficient 14,10 24,35 RIRSTS e, 25
Dpivat. lontad & Hfficient 11,97 14,98 14,08 £.25
Frivete oonted & Inefficient £3,25 32.08 16,10 12,50

rearatitities (=100 468 L0533 142 ,0an

Clearly, the pattern shown is consistent with our argument and a sefinite
trend emerges. Households that viewed no alternatives are dominated by private
tenants adopting an inefficient search procedure (65.%5 per cent). Conversely,
households that examined between two and four, or more than four altsrratives
are predominantly owners utilising efficient search procedures (59.15 and 65
per cent respectively). The asituation of households examining one aliernative
is the only category which does not fit into this simple rattern. The most
probable means of viewing only one altérnative is by inefficient search in
the rented sector. The percentage accounted for by ezch means is, however,
broadly comparable. Hence, this may be regarded as =2 category of transition
between efficient and inefficient sources, Indeed, of those in the survey who

viewed one alternative, 51 per cent assessed the advantage of the dwelling chosen

to be 'attribute, access, area' or 'size' (see above). Therefore, zlthough some

form of evaluzation does take place, this probably renrezents households acceptin

!
]}

the first dwelling that meets their general, if not specific, reguirements,

The general pattern shown in Table 9,18 is reproduced equally clearly 1if we

let the value of no alternatives viewed =qual 100, Table 9.19 then shows the

%)

relative numbers for each of the other categories of depth of search, against



tenure and source of information. It is immediately obvious that for owners

using an efficient source, there is no 'fall off' in the probability of viewing

.l

sector, for those using inefflicient methods, for example, the provortion viewing

more than four alisrnatives is only dust aver 2 per cent of those viewing no

2lternatives.,

Tavle 9,19, standardised deptn of search by tenurs and search
procedure with 'no alternatives viewed' constant,

Humber of fliternatives Viewed

0 1 2- 75
D
Ownoc &% bfficient (.05 ) 100 28.00 168.00 104 .00

Ownoc & Inefficient (.066) 100 19.70 21.21 19,70

Prent & officient  (.0%6) 100 16.07 25,71 5,93

\

Prent & Inefficient (,296) 100 5.74 8.11 3,38

<

Having viewed various dwelling(s), the migrant household evaluates these

in terms of 'place utility', as represented in Figure 8.5. The most simple
measure of place utility relates to our 'conceptualisation of expectations'

definition and is probably the rumber of major repairs This 1is used

m
2]
D
o=
=
=
[43]
o)

ties zbove the

[N

as 2 crude measure in Figure 9.1, In the diagram, the probabil
"number of repairs' are those of having Y number of repairs if X alternatives
were viewed, while those underneasth the 'number of repairs' vtox are tne

conditional probabilities for a household finding itself in any of the given
situations. Y¥or example, il an owner adopting an efficient search procedure

=xamined more than four alternaiives, the prolabhility that he would select 2

dwelling needing no major vrerzirg is 0,79, The provability that this outcome

H
-
«t
I
®
3
3
o
—
-
&}

occurs in the overall range of pozzibtilities zecounted fo

7.041. The overall probability of buying o dwelling after an efficient search



and needing no repairs is 0.149.

From Figure 9.1 we can see that, in the owner occupied sector, the probability
of viewing no alternatives, but still needing no major repairs, is lower than In
the rented secter. Furthesr, 1n the owner occupled sectoer, the rrebability -
reeding nc repairs does not increase as meve alternatives are viewed,{although
such a staterent is broadly true for the private rented sector). What is clear,
however. is that the probability of needing mrore than tws major repairs is
significantly higher in the rented sector after an inefficient search. Tat.~w

0 and 9.21 summarise this section of the model.

N

O

2]

Table 9.20 shows the actual probabilities of a household needing variocus
nurbers of repairs, depending upon their search procedure and whethexr they ozan
afford to buy or not., The two most striking features contained within the
tatle, ,are that the probabilities of three or four, or of five repalrs are
dominated by the private rented and inefficient search category, with

probabilities of 0.032 and U.026 respectively.

One further point needs rentioning before we elaborate upon this. As
Table 9.20 shows, the overall probability‘of locating in a house requiring no
rajor repairs is 0.475. Of this figwre, the dominant constituent comes from
households in the private rented sector that used an inefficient search procedure.
This is obviously contradictory to the line of argumrent pursued thus far. There
is, however, an explanation of this fact. Of all households surveyed, 6¢ per
cent required nc rajor repairs (Table 9.11) and only 11 per cent were in need
of more than two. Consequently, whether a hcusehold owns or rents, secerches
efficiently or inefficiently, deeply or not at all, the rost grobable outcome

is that they will move intc a dwelling, which in their estimation, needs no

rajor repairs., That this is the case is clearly illustrated by the fact that,
in Table 9.20, the highest probabilities for each means of search and tenure

occur for 'no major repairs needed’'.




Table 9.20.

Probability of needing different numbers of repairs

given tenure and search procedure,

P(R = 0) = 0.47%
P(R = 1-2) = .181
P(R = 3-4) = .041
P(R=2>5) = .044

.
D
.

Ownoc

Ownoc

rrent

Frent

Ownoc

Jwnoc

Pront

Prent

Cwnoc

Owrioc

Prent

Prent

Ownoc

Ownoc

Prent,

Prent

P(R) = probability of needing x major repairs

+

Efficient
Irefficient
Efficient

Tnefficient

Efficient
Inefficient
Efficient

i

Inefficient

mificient
Inefficient
Efficient

Inefficient

Efficient
Inefficient
Ifficient

Inefficient

11
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The important aspect of the probabilities for this study, and the important
implications for the 'housing problem', is the likelihood of houssholds

relocating in poor housing - and the means by which they come to locate there,

()

Therafore, the most ursgent aspect of the dotla presented in Tabile

.
‘.

-
"
T

the two probabilities reterred to initially.

Table 2,21 shows the prororition of each 'nlzce utility' grour that are
accounted for by each form of tenure and search procedure. The probability of

a household needing X number of repairs (R) is fixed 2s 100 and the resulting
fizures are the npercentage of theze ocutcomess accounted for by varicus search
procedurss and tenures., Clearly, ‘enants using an inefficient search dominate
eacn group which, givenr the dominance of this group in general, is predictable.
What is crucial, however, is the amount of dominance this group has in dwellings
needing more than two Tepairs, relative to the dominance in other categories.
Again, the data shows that more of the households in poor conditions are
accounted for by these migrants.

Table 9.21. Per cent of number of major repairs needed
accounted for by various search procedure groups.

Ownoc Oﬁnoc Prent Prent
and and and and

iLfficient Inefficient Efficient Inafficient
PR = 0 = .475 31.37 16,63 10.53% 41 .47
R = 1=2 = 181 21.55 11.60 17.13 49.72
R = 3-4 = ,041 4,88 0 17.07 78.05
R= 25 = .044 22,73 13,64 4.55 59.09

vimilarly, Figure 9,1 also shows that, of those households that adopt zn
ineflicient search procedure and subseguently live in dwellings recviring nore
than two major repairs, it is ihose who viewed no alternatives that account for

the overwhelming majority of the two overall probabilities., Probatilities of

0.030  of the 0,032, for those needing three or four repairs and £.024 of the
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0.025 for those needing five or more repairs are zccounted for by hcuseholds

that view no alternatives, Further, for all tenures and searches, the probability
of viewing ne alternativas and moving tc 2 dwelling in need of substantial repairs
ig deminated by tne private rented inefficilent seorch “ouseholds. Zignty per

cent of households viewing no alternatives and needing more than four major

hair

(4]

repaire and 85,7% per 2ent of that group needing three or four majtor re

e

are tenantz who used inefficient search procedures (from Figure 9.1).

0

From the vast amount of datza presented in this chapter, certain commen

threads Pirast, price, as a reason for choosing a dwelling,

is not an expliicit consideration in the search for that dwelling. Hather,

households only search in sectors of the market that they are able to afford.

.

Price oniy becomes a positive consideration when a household has adopted a
search that gives them 2 choice of dwelling, Here, the effect of the cost of
the dwelling may dominate choice, btut in general it is true tc say that

X

househelds do not lo-ate in the only dwelling that they can affor

(o9

In fact, we have seen that, particui&rly in the private rented sector,
households tend tc migrate to what they consider to be the only dwelling
available., £is we have said, this is (cbjisctively) unlikely to be the case in
many, 1f any, cases. MHevertheless, %o tenants in the survey it is a real
consideration, reinforced by the fact that for a majority of themr the dwelling
to which they move is not considered to have any advantages over any other
dweilings., Only when a zearch involving a number of nossible new residences
1s urderiaken does a househcld evaluate actual aitiribuiss of the cwelling in

relation fto others sren,

The context of the searcn is important in the resclution of the migration

process. Six sources of information concerning the availability of potential



iyellines are dominant in the disfunctionszl inner city of Howesslbles nowspiper,

, friends, rszlatives, previous occupants or land

c4 2ectuzally seing a2 dwelling vacant, The first two may be r ag
VL rerstors ol inTormatlon arout the housipne maret . T T b0 e I
- civ efficient search procesdure, 7Trodugss »egulis vl
zomrebos,  The remalining three sources can safely be regarasd =
Mavins no chelir bases the same inefficient sources,
The efficiency of the search procedure clearly has implilicaitions for the
rezstation 2f rtne gmisration procwsg,  First, the more =i icient +he

“dorpted, the more alternative dwellings that are likely te be s=ern snd
sysinsted, It has bheen zhown that the more alternotives inzt ars viewsd, the

creater the lik=lihood of 'place utility' being satisfactory in terms of

5. Conversely, the probability of physical o
oo is increased when an inefficient search procedure involving few, if zny,

dwellings iz a2dovted.

inz1ly, it has been shown that 21l crude categories of ‘vlace utility'! are

dominzted by tenants zdopting a2n inefficient zearch., This is because, ir the

b=t
—+

zrezz gurveyed, this groun dominates the physical acenmmodation,
zmount of dominznce in the worst housing that gives rise to generzlisations
concerning searcn procsdures of the kind made above, It must be remembered,

A et e f.
Howvevar tha

o+

this is not a study of the whole housing markst,

*

the disfunctionz2l inner cityv, ‘'Inefficient', in the context of this study, is

very dinefficient in terms of the whole market, For example, o owners us. ar

officient trocedure, one d viewsd either no or only one

errative geelling.

~7 owe have szid, 211 comments concerning the housing markei are relative, and

Werae  the dange - is 40 aszguime thot the varinus sroups enjioy totaily diffsrent
pinrce utilities, 211 live in the dizsfunctionnl inrer city, BSome eniny hetier

ma are Tore obliective in thelr zsarch than other:

[

.
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howevor, i one of relative inefficiency against relatively

iong, W have focused upon the means by which the worst

Gre nrennied ane the search rroeedure iz, ~leariv, o prineipal

e . Coee i : - vl TR I I P . i et iher
nonnowvten oal g, - tachen o nee, wouie viedd oimiler
T TR
o eral a o prazented iv Shis chapter confirms the

tp terants Live in the worst

P - e e . FEER ; P 3 . e vyes v Pk I
s overy Worst conditions, irrespective of tne w-neral cenditions of

5 particuiar dwelling has wider implicaticns than meresly 'oproviding a rood

attention

In esrlier cnapiers however,

he2d' snd it 1s to these further implicztions thzi we turnm ocur

in the following chapter.
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FURTEER CONSIDERATIONS

: .
AN ' .
- ) ~ - ;. e\ .
Prodetertine 3 medely Smith ot ozl (1970) ayprreet
oo o tnrpos Saptoes oot b C:\TEFiiﬁ‘Tr‘T”f. Th“,‘“? e
craractoristicrs of 1ha pres

ovﬂluation and choice of

the and the
Nt the #1r?at'. fsmirh, Clar?

tr Ahs preocediy - we have comnleted cur analrsis of these fhres
farroms, onininatings in both a conceptusl wd an empirinal moced of tre

relocn i on nrocess, nowever, there remain wider implications of the housing
problem that we may expand the focus of our discussion te take account of,

therety rolating the Tindines already vresernted to the actual source of the

nroblem, both in real and {tc the houssholds ir the market) rerceived terms,

crapter, three themes will he followed., First, thz concept of
place utility', which we have szid consists of both 'internzal' and 'external!
chiaracteristics for each individual household, merits some further investigation,

Ir the preceding chapter our treatment of the concept was, essentiaily, restricted

to the internal physice cteristics of & dwellins, through the number of

revalrs needed.  However, with information relatine to the individuzl househeld's

opinion und evaluwalicn of tnelr dwelling n we can incorporats

Yavr i

obzractaristics,  Such A acnoroanch is, arcuably, imnortant te any

dincunsion coneerning the rolassive woritc of dimrroverent and olearance, z

< .y ray N t P - . om0 I A A P Y
: 1T Y, ich ¢oovidence preno in T Los Hight iild

dafinits

t‘f( * ‘;"’_V_" 31 (:"'1;'11':}", T Anre Uv'\ranfﬂl"; r .(":\lr

evatial componont incorporated din it, being spatizlly confinsd tc one sector
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a valid assumpntiorn. 4s

e RPN N +4r + ivat ; Tt e o eCAT S e aT ) -
Wie iets s prenerty te a private terant enters intc an =sconomic and social

=1

relationship . whereby Zhe fenart nays for the use of z

landlord retains tne rignt to realise the excharge value of that nroperty -

wnilst also receiving rent income fer the dwelling, In Mewcastle-upon-Tune,

<]

hewever, we can show * trere are three distinet types of landlord; fthe

'"live in' landlord, the 'sbsentee' landlord and the 'prefessional!
landlord, normally administering his investment through an agent. If there
are significant differences beitween the conditions and amenitles provided

ty eazch rype of landiord, tner i1 is

Ve iz chapter, however, bty exarining the levs] of matisfoolion rained
- . . . P DA N ~ e Y P —
nyooAa T rant GRS Trhe rvoiaf 92 ST vticnal e ,,t,

inveolved in "onlace utility', to the mome genera}) themes of eariier ~hani
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Witr ontcome,

he nuestionnaire gurvey asked households to




8!

ruse,/conq

[

IS

varions

=h
)

Y
F—
ooy
mo

R
g
oo
LN

<
v

R
T

i

0

[

e
o

o

o)

Y

a

ve)
.3




‘very dissatisfied',

Aoain

OWIAT GoouDlers Ardd

Wwwover,

accuniors are (very) satiefis

they live,

as low as

the differernces
(1 in 8) and in the

such a category.

LS wWe

FTOuUPS can
rrivate rerted

v o tre noreeptnoee

igures are

ad'very dissati

N

of

g
[

.
ytoy oen o
2000 i
P
L ES -~

. (I
| £

are (very)

tenants, but only 10 per ceut of

reflocted

enually startling.

owner occupied sector

Drevious

muech ahout the

sentar wye Fings

e e

Ve o7 moTe

read et

ohat

.

noAg, T

Yindoiierent!

1ds) are very dissatisfied with

H
It
1§}
4
»]
D
(@]
o+

nreabdown

inTerngd

Ry

TODNITE

) -
R PRI
[ RRAS S RS RIS S

'dissatisfied! and

tenure/condition groups

From the table we

i - . .

Pt b e Awelling

Tetween

saiislied or very

tne vented sector
C% per cent of ownor

Conversely, wnile

ific categories of

crivate rented sector,13 per

Live figure is

that =re very satisfied

sector 12 per cent

the data intc tenure

503 vith tneir
~ Ty oo
el (.C-—‘] ) e O VA4

where




20 F e

i

63 (1 in 1.6) and 79 (1 in 1.3} respectively. This is nct intuitively surprising,
but the significance of such obsgervations can be gauged by corparing ther to data
provided by 1978 General Household Survey. The national results, based upon a
similar evaluation procedure, are shown in Table 10.2. Overall, the corparison
between the disfunctional inner city of Newcastle and ingland and Walec =8 a
whole, shows that the level of satisfaction (both satisfied and very ssiicfied

together) amongstowner occupiers ls corrensurate, In the forrer case however,

4]

atisficing tehavicur isg apparent, as the proportion 'very satisfied' is

significantly lower in Newczstle.

Table 10,2, Level of setisfacticn with dwelling in kngland and wnles,
source: General Household Survey, 1978.

Level of satisfaction %
Very satisfied 53 ,
86
. Fairly satisfied 33 )
Indifferent 5
Fairly dissatisfied 7
11

(S NS g

Very dissatisfied

I

The private rented sector cof Newcastle, however, shcws grezst discrepancies fror
the national situation. Clearly, many fewer hcouseholds are breoadly satisfied
and many more are dissatiszfied. As conditions deteriorate, the discrevancies
between the two data sets increase so that, while 55 per cent of all households
. . A . . . 1. .

nationally are very satisfied with their dwelling, only 4 per cent ol tenants
in the privately rented sector, whose dwelling needs sore repair, feel the

same way. Conversely of coursze, a far higher proportion of terants 1n the

dizfunctional inner city are not satisfied with their dwelline.

m
e

The level of dissatisfaction found in the disf{unctional inner ity is

obvicusly indicative of stress (as described in Chapters Five and Eight), and

1. Obtained by combining the percentages of private rented and 'regpairs
needed'> C fror Table 10,1
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the implications of this for the workings of the housin: narker  are

important.

A view wiiich holds some popu arity, is thil mean.s frve 10 anos nousin:

hecause they are not prepared to do anytihing ztoul tneis - TiocUion,  Juech &
phenomenon is difficult, if not impessible, to measure, oo~y woirt to

evidence however, which tends to throw deoubt uron such neiionre,
shows the percentage of households, not saticliesd with tn-i- -welling, who
have considered moving. There are three basic pessible -0 !_ratiorns of a

household residing in pcoor housing., 45 tle above thesis sur~esis, 1l may

-

Ul

be a definite choice due to, say, an unwillingness cr iratility to expend

[

sufficient income upon housing., Alternatively, it may bte & passive acceptance

of the situation - one which is perceived to be undesirable, but which is

accepted and adapted to.

Tavle 10,3, Percentage of hcuseholds, dissatisfied with present
dwelling, who have considered moving.

Have Considered Never Considered
i Moving Moving

Very Dissatisfied
with dwelling 89 11

(Very) Dissatisfied
with dwelling 20 20
Thirdly, it may be viewed 25 a situation which {2 not desirzble and which,

if possible, ough*t tec be changed. That is, it is the stres={ul situation

el

incorperated in Figure 8,

The best way tc assegswhich of these notions is most accurate is Lo

examine the rnumber of households, dissatisfied with thelr conditicns,
who have and who nave not considered moving, Table 10,3 shows that, of

the households that are (very) dissatisfied with their dwelling, 80 ner cent



have considered moving. For thosc that zare very dissatisfied with their

residence the proportion increases to 89 per cent.
Clearly ther, we car gueeest that thore who are most Aiccaticficn with

their conditions — and this group is deminated by tenants in accommedation

(@]

needing several revairs - are not there purely through choil

i} i : o

e, or through
4 passive acceplance of their housing situation., Most are prepared to move

and have actively considered doing so. The reasons why they do ne

be suggested after an inspection of Tables 10.4 and 10,5,

2
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The firgt point to note is that, for many households who

meving, the criteria shown in Figure £,5 will apply. That these houserolds

are very dissatisfied with their dwelling indicates stress.- As Fligure 3.5
shows,. the next question to be addressed by each family is, are they 'able

to move' through cost? For many the answer will, at this stage, be 'no' and,
conseguently, the household must stay in stressful conditions., For the
households that may answer fhis question positively however, the search

procedure adopted when they moved to their present residence is illuminating.

Allowing for the fact that we have no data concerning which families can
and cannot afford to move from stressful conditions, we must treat the datg
shown in Tables 10.4 and 10.5 as being representative of those who could,
such an assumption is Jjustifiable, This is otecause the number of households
in the various categories that identified price as the main reason for sslecting
a particular awellings is consistently low. Predictzdbly, it is highest fcor
households that ares very dissatisfied with their dwellin.: and have considered
moving, but even here the level only reaches 17 ver cent, Indeed, througshout

Table 10,4, honzehnlda who theught the

availavle predominate,

such behaviour is very possibly explained in terms of the search procedurs

v

tre nacenoids, ard indeod, the ssareh procedures Qi Ter iy
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Sourca of information

Knew Price an
Landlord,/ resson (ar

Rowo- Previcup tateta Sow chousing mly

‘pinton & Consldervd Moving. paper Priend Occupont Agnnt Rglotive Vocant ‘Efficient”’ ‘lnofficlent’ dwelling avypiloble
< !
‘ary d:amsatiafled and
ave consldered moving 5 23 15 10 18 10 19 56 14 54
Jisectinf{ied and havo
‘omoldered woving 10 52 t 10 f 1% 20 51 5 40
(Very) dicaatiafisd and
wove conoldered moving a 29 13 0 12 13 18 94 8 46
'ery dlesstinflled and
ierar conmldered moving - 60 20 - 20 - AU [ AN 5@
tssatisf(ad und nevaer
onsi1dored moving 1) 49 19 19 10) 10 79 10 20
.Vary) disoatinfima and
.evor congidered muving ] 48 1h g 12 A 16 H 32
- N
Tatle 1i.n, Humber of aiternative fwelltngs vieved by households (vevy) ilssatisfied with present reyidence.
Ho. of elternstives vieved.

pinior & i'vneidered Moving D) ! 2 - 25 £2 £59 1
Jery digpoatiefled and have
~onpidered soving 9 § 10 S 9 a2 1K) .59
Disooti1sllad and hove
;onstldered @moving 69 a 4 vy 6 81 49 .94
(Very) dlaestinliod and
neve conaldered »oving 73 [ 6 9 6 85 100 0.832
Very diecatiafisd ond
Sever conaidered soving o0 0 Q o} Q 100 100 J.0
Jiswstlsfiod and rover
~onsidered eoving 75 10 5 iQ Q 90 100 0.6
/ety ) dissstin(ied and
~ever considered moving a0 A 4 A 0 92 170 13.48

raned
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Trom o thoze obhown for all in Tahle

families adopting =f{ficient snd inefficient

dicfunctiocn:l fnner city, was

9,12,

search

The averm

procedurss,

ruwnber

in

the

- &
o2

St e o ied or very disgatisiied with Abeir dwellin s howsrer, e
nropertion oopcing an efficient search procedure is consistertly lower, wihi
tre cercentaoe sdovting an inefficient procedure is always higher.

foe mitae coitern emerces from Table 10.5 (when -compared to able 2,A),
winich show e for the fotal number of respondents. The mean nunber of
artoornat i ves viayed is consistently lower in Table 10,5, This, of zourne, |
bocause fhe nronortion of houcehelds that are (very) dissatisfied with their
dwelling anc viewed no alternetives is consistently higher than the averare,

.
! R - : P 1o &
Cleariy, trere is an inf

Living under te most g

.ions are occupied that was given

Furthsrnore, we ozn ghow the type of info
48 we have arsued, the price

living precizsly where they do.
who have never considered moving live in the

crnoice,

stance did a household view more than four

ormation assimilation problem

in

rmation flow problem

worst

Such an explanation is unlikely however.

B

It might be argued, therefore,

th

for those

+

that

In Table 10.6, we

he previous chapter,

iz not the main reason for most households

See

tress, and this reinforces the explanation of why in

househol

that

the pronortion adopting inefficient search procedures to find trheir present

dawelling 1

alternatives were

viewed,

arpear Lo be a very difficult process, perhaps even
feund a dwe!llirg, irrespective of its standard
Zunh hehaviour is a2lien to the 'passive acceptance!

Migration for theze househclds

would

a trauwmatic

exolanatin

arteve, Imvortanily, however, it is not a behaviour pattern b
and rational choice,
For vonae Yo ernlae ot bavs congidered movingr, the sita

?

on

[

s excephtionaily high, and in Table 10,5 it iz evident that few

rreated

thereflore,

these houscholds say there,

physical conditions throush
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slightly differert, Once again, the proportion that adopted an inefficient
search procedure to find their present dwelling is above average. Similarly,

the proportion of households viewing no alternatives during their search is

Higloer Lhall URE porlentidse eme|

nowevr T, 4P Tor Trnoce who have not considersd moving., What io o interectiive, i
the proportion which,when cheosing it, regarded thelir present dwellins as beins

the on’y one available, & -ain, this represents lnaced:

Chapt >~ " 200 ) uran which to hase any subsenuent mehility decision, &Lz zacb,
it do preterlo o the peot exrlanation of why they now find themselvon in poor
iou=, Teviainly, we can say that {or this oroun, currens

housin: ol ation Is nnt based upon rational choice, but upeon an irevtitads in

2

Trhe oints made concerning households that are dl satisficd with their

-

dwellinss  are substantizted bty a more generzl consideration of households
- [}

tny

cpinions of their dwellings. ¥or example, Table 10.6 shows the lewcl o

satiafzation oI househnlds fthat adopted different search procedures.

Cleariy, the majority of households are either satisfied or very satisiied
witn their dwelling (65 ver cent), howpv,;, here are imnortant differences

in the proportion of households that azre {very) satisfied with their dwellins,

)

depending unon which search procegdure they adopt., Compare, for example, the

-~ SN L A R = TP S AU I - ARl - r - - £y vy s - BREN
proportion =7 houzeholds that are (very) satisfied and found thei:

throush an esstate agent and those, similarly satisfied, finding their

rezidence throurh informztion supplied by a friend, In the [irst

cut ol ever: |

[y

ve (7% rey cert) hourcholds are (very) satizafied witr treir

dwelling, wiile only one in nine

/ . - N . . . N . - ~ . {4y R Y
(very) soticlicd with their dwelling znd 2o almost enual nroportieon (472 ner aent)
‘ y ! ATO : )

are {(very) disnatisfied. Thrrefore, it is apparent that the search procedurs

.- PR v 3 IR . P Pl 1 + 3
adooted, not only prejudices the physical o rd of a dwelling tnat will he
Teo 1 “iT arlvy Yt om BeesTAn Tar oo Govel o8 s iU iers thel g




houcenold may =xpect to Tind cnce reloczbod,  Durther, o0 7000 10,7 st
N
accuriers derive reore antinfaction frop tioir i s tentnta

we see a clenr break point in the data and (very)

digsatisled households, Arviv, 11 g A S
of Lroio ot comvare ] T AT e g i TR R
YA b B R N 3 b -~ N
durs, 1 in 2, : )
are eltner Jlogatisiied or very Sigegn o iod
royvortion o v P .o Tma T
tressful conaiticrs, not only ono3ical i,
yole shown in Fisure 5,7 prediziso,

iwelling of tenure/secarch nrocsdure

(Very)
Satislied

Owner Occupied & efficient 87 &
Owner Occupied & inefficient 78 13

Private Hented & efficient
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10,%, Spatial patterns of migration.

In Chapter Eight we introduced the concepts of 'search space' and

4

'awareness space' and, given the evidence that we have geer thur for, we

expect the cutcome of any move to be ennanced as the hourehold's search
space increases, «e can, however, take this cencept Turther, Adems (1967
statesg that;

'To describe the spatial regularity of intra-urban

R R I e Rl 3 IR e e S a1 t'ﬁ mancnre bl ocamoaomont
oL Ilorn oyt o necersnTy O Thes 4 omnnsen

meves of the migration process,’

He considers ftre threce principal components of migration to be: rhe zctual

ference hetween tenure znd search cedus creupg le hest

demonstrated by the differzrice hetween

2
2 —~ . ~
(V) Satisfie

i e
Lrrern N




distance of tha rove,
centre, and the argle
the city centre as th

a precise angile

awel ling.,

i g + 3 I AL T
hessenvliaily toweve

thils 1s ihe

it a true reifl

locaticn Xp {:

~7

knowledge of

Ry

[

arrangemvent

of xa, is

part
Such a weove shoula
of O

has.

s d

[¥R

0f course, it

household., It will n
required, Cne such m
of a ward. In the en

considering internal

Inter ward movese are
ward centres and 1tre
between Az and Ya, wh

bl

in

farily living st p

adcpting

revine frer tne edge

- O - &
= Lion Of

househcla's location

e

N
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LIGon osGuar w

through which the migrant household
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tre diztance of the original location {rom th:e city
of the move fror original to new location (reasured with
e apex of a triangle). Such a form of measurement gives

roves {rom dwelling to

1+~

r, Tigzation ls not a rolnt tc int roverent,

Lol

ext decision ro

[
~
-

{

OV e,

awareness space. A househola at

a total knowledge ol area ana,

or =xpansicn ¢f awareness spzce.

-

az a wove of 72 degrees, but one

ifficult to measure the extent of Xa for every rigrant

ot bz constant and consequently some approximation is
easure is to treat Xa (artitrarily) as the spatial extent

suing discussion, spatial patterns are meazsured by
ward roves to be moves of no distance or direction.

considered to be taken at an angle between the two

4
entre .

Th

(9 5

city at is, the wvove is considerea to

en Ya 1s tne egual of Xa that may be expectea for

t Yo,

gucn a wetnod has problers, especially concerning farmilies

of a ward, Thelr X2 Wwill include aresan I

cur concayticn of Xa. GLerierally nowever, wne of wirds
the awareriess space that is innherent in a

can be correndad, as 1t introduces the spatial context

Used U fedsuererent puriazes



of btoth original and new locations, ratner then

s Isolated Uixed roints,

wo have said, many researches have sussested nngt Lnere is 2 strong
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: : ' a -1
PR P T I e ! PO Fre Ty vy ] e e
O T S S S R : O S Tl enen
. HE ez - i - - . PR B L S - e
uct intindes, as o Jae: ! Locconider Antra-urtan
o S, twt trae patters Taovarilion] ST T TR St A e T B S
. 3 . 3 ~ 4 . i ~ T, . -
ki IR 1 Tlors s lmost one o} Loncunehoras, LoVin

city, moved to a new location witiir the sane

4

Although Hewcastle has a distinctive shape, with the

scuth giving it a semi-circular form, trhe implications
The metnod used [or measurement of movement angles is such that, only in those

wards that are adjacent to the river, can there be no movament in one haif of

:ching 45 degrees from O

or those households, a search

=

is gpatially more restricted than for households where the 45 degrees from

earch space involving 90 degrees from zero,
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Clearly, the vast majority ol households are movin- in 2 cochoaral pattorn,
with migration tending to occur within one cuarter =f the spatial extent of

L -

the city., Therefore, housing improvemzent policies etc, need

oot givectional compenent of morillity, oac n o et oo L e T A

o fact, intuiltively, we might expect Lho nropertign o7 Yoo b lds bhat move
9 J Y 7 } R

. f o o - o A . - . N . <
“rernest the city (1,e, further than 45 decroes Trom zerad S0 0 - 3 Sy in *he

inor occupled sector, as it seems to imply 4 more riforons ool nrocedure,

tesrning of dwellings in "wanfamiliar' areas. Uertzini, 17 ve svamips Table

= tiat there are dilferanc in o the i fro s0urnte s s Tor 20 erent
cutcome grouns, The general trend thet we have , thaet ownexrs adopt officient

seczrch procedures more readily than tenants is, of course, verld

in some cases the differences are spectacu

of owmrers moving more than 4% degrees f{rom

4

dwelling through an efficient source, cniy 4 per cont of Lenants moving within

2 ward did so. The percentage of hcuseholds

Y

a similar trend, Of those in the private rented sector that viewed no

alternatives, 83 per cent moved to a new leccation within the same ward,

Foer owner occupiers moving tc a ward in a secitocr of the clity

)

.- - - + ~ -
was mors than

4

45 degrees away however, only 38 per cent exaninad no vossible zlternatives

cantl

[N

In rceneral then, signif
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higher nroportions of housenhclds adopt a2 wider
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Cne potential discrepancy occurs in Table 10.9 howaver, VYhen the move was

through z2n angle of more than 45 degrees {rom zere, a nipgher nro-nartion of

fap e as ce oo Fgr Pl ] dprem b D Fhom e oyl me Ay v pere e~ b , |
cerants viewed less than threo alternatives Srol when e nove wan Lo 2 ward
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due to its resiricted amount, we may infer ihzt coms housebolds are forced

to move over larger sectors »f the city, simnly to find accommodation available,

Both explanations are likely to have some validity, although the latter will

cecount Lo omore of trh S v LUAlenechi L b e e b o ot nrivat

PEE T h § P 4oy o -3 : - - Xy e A g 39
e AaLa poar Lesoants ol owrerns pnta o sbhiesent ana o ire

anarchers, certain otner breoid T

digscornavle, Sle 10,10 nrovid:s

Tor btoth tenure grouns, housshol

RSN - s L - - s ~ IR - . T - - O S e T A = Al b e £ RN ¢
ave mere likel:; to move within a ward Than are houssholds adopting eflicient

the nerce

idams (1969) notes, for example, that a strong sectoral bias in mohilit
implications for planning purposes., The_ data for Hewcastle sunports such
notion, Of all intra-nrhan pierants, 7% ner cent moved tnroush an angle o

PR

he centre of their original w

"

1ess than 4% derrees Trom o a line drawr Tr

city centre, That is, 7% per rent

™

e o0

extart of thao %o

P
I

procedures the nroportion is hicher, Twmnroving or inerezsing the hovaing

stock in ong suatlal ceclor of the warkel doec oot to. e

accepntable stocer for nousehinlos Tivir.- in Cgeator, naribioalaeiy Doy
tnoze hourensias nnt aann e Bonreh aracedaren, i= f

say, nlanning, nmoliciez need ro o ewolicitly incorporaie e zecto i
NI : ¥ !
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spaital stracture of the city.
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¢ renten

within one nuarter of the spatial
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include a housechold's oniniar of 10 quelline SO B0 i3 interestinge

o
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?

to note that, in the disfunctionrl inner cof

the popularity of an area

need not recessarily he relatoed, dir -8l ab l2ant, to the level of satisfaction
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satisfied with the area in

ooty Dived, whi

1
o)
o
et
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3 per cent were

dissatisfied. However, differerc-s @ orween houzehold's opinions concerning

their dwelling and thneir neighbourhood anpear when we take account of

a
heusehold's tenure and amenitiss, With the excepticon of tenants in dwellings

a majority of households

The opinicns of those groups
that were generally most dissatisfied with their dwelling, are worth further
consideration in respect of their neignbourhood, Tenanis in dwellings

requiring three or four rajicr renzirs include

M

0 per cent who were very

jo®
}—

issatisfied with their zccemmodaticon, Only 15 per cent of the same group

felt similarly about their neighbourhond, however. The difference 1s more

y
D

pronounced for privete rernters reedins Tive or more pairs, Of these,
53 per cent were very dissatisfied wiin their dwelling, yet only 16 per cent

were equally dissaticfied with “heir reishbourhosd. TZonversely, while only

v satiofied with tneir dwelling

SaoiTlrec e oL ORI By

no
N
X
v
o
o]
=
3
o

reanectively  wore very sntisficd with their neighbourheod.

™Y - ~ - . i Vom0 -y -~ — -
ne implications thin lack ol =1ll.ona locnal environment sre
y H [ - ~ 43 - - Caem Y e T ANy e s oV - C 43 g
important for the Termo o atior of cousine olicy and we sha’l pick up thic

point in the followin: cnapter,

s it oweuld prenr to e the netual dwelling th=at is the principal scurce

VT lovel of satisfaction with dwellinms

.
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of dissatisfaction, particuisrl; ir ine private rented sector, then, as we
suggested above, the tyre of landlord ray be important in terms of policy
options for the resolution of the housing probler, Apart from Housing
Associations, which acccuntsd T2r 7 rer o:=ni of the survey in the private

T 3

Wrord have been identified in

rented sector, thrse paviioul oot orer of |
newcastle's dictunctional irne: iy (sce page 200 and alsc CDY, 1976a).
Firstly, there is the 'r.sizent landlord' who lives either in the dwelling

cr, rore .ensrally, in tie lat above or below, koth properties will have

beer bought concurrently anc tva rent fror tne tenantec flat initially
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yrents, 1t is unlikely that

tne resicent landlorc will own weore tThan one flat for rent, This type
accounted fer 23 per cent <l the rented vroperties surveyed., OSecondly,

there is the 'zousentse landlorn', whe ray own any nurber of properties but

manages them himself, This type accounted for 48 per cent of the dwellings
surveyéd in the private rented sector, Finally, there are those dwellings
wnose direct ownership is not known by the tenant, but which are managed
either by property corpanies cr by estate zgents. These represented

<< per cent of the privste rented stock surveyed, Table 10,12 shows the

particular nurbers of repairs that were

cwned by different types of landicrd.

In terrs of conditicns, it is fair tc assume that the relatively large
nurber of Housing Associanion properties in need of repairs reflects newly
acquired properties which have yet to bhe wodernised, This apart, properties
let by 'resident landlicras' tend to be in betier repsir than do those let by

absentee landlords an ahrreas 67 per cernt of all properties surveyed

o
o

‘)‘

XD

=

P
U

N

needed, 1un the occugants' estimsztion, nc rmalor repsirs, only 39 per cent of
those let Dy an agent were percelves To be in such a conGlten. Likewlse, tne
proportion of dwellings needing more tnan f.our repairs is significently

higher in thig sub-sector tran 1% 1s in cthers, To a lesser extent the same

corrents apply to dwellings let by absentee landlords, one in six of which,
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AMro, althoayh 2 enlt of data existis to illustrate that the housing
problem Is manifest mest dramatically in the private rented secter, we would

be well advis:a to oc-oneider the various types of landlord that exist within

- - PI SR hl P I 4 - FA I - - ey V- 3 - 3 PP L e - - NI

. Tovr, ' . ! : Flardlord reationshie io bhagsed uron scoizd
nd econtmt NS hive (g oahove) and,equally clearly, bad conditions
Ao exiat trrorltneoat b oceefar, Yet, 1t i the proverity cempanics and tne

medliom o ToE s a0 Lre loras whose tenant s oapvesar 1o o he err
tre moot slrors, 0 Termns U roth conditions and the way in which their
N - - S 1
sy1ouatior £t Lo,

ined many aspects of the 'housing rroblem!

4 <

phenomena which contribute {o worst

phenomena and

examine pot aclutions to varicus aspecis of the 'housing oroblem'.

.



PART FIVE

CONCLUSION



TO finPRaskNT o SICHNIRICAWT PART Or THE HOUSING MARKET?

ag oo dicvines ontity, Yooue nves tisated in o docolatnion from the i 0 Ton
context of the gsocdety i owininh S oexinis,  gocouse of this, we have structured
Pl WAk e T 45 R sotn Y the Monginge prohlerw! have been
T WOrkK Go o6 - . [NV I L TMOUSANE DI e aave eer

evamined, The fipst of *hseee 12 *he eviztence of bad housing per se, The

second relates o the woy in wni-~n the market functions, allowing households

5 . 4 .

way in wnich individuzl housen~Tli~ react to their experience of the first two

aspects, ant compound it throv.m inelr actlons in the housing market,

HBecause of this threefold mature of the housing problem, it has many
manifestations, 4t one level i< is z problem of public health, GSome dwellings
are potentizlly, nhysiczlly or physiologically, dangerous to their inhabitants.

o

Housing legislation, on tne face of ii, derives its origins from concern over
this particular aspect of the vprotlem, The workings of the housing market and

its relationship with other markets, howesver, also makes the housing problem a

part of the more generzl depriva-ion syndrome. The concepts discussed in

g

elation to the poverty cyele (Chzpter Pive) can be very real for individual
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g of one generztion *o ancother iz =z Aifficult one to treak,

This aspect of the housing problew is also, of course, =conomic., The

storck ig not homeownous wn, because desliral

[

tota

than housing pe

I
0
bl

the nrice mechanism operates in the market., 2t the

ievel, notwithrrandins the ingtitutional ceomstraints discus

Chapter seven

haowtes pased upon their disposaties Income ond

7 . N .
market {(like anv other market) oroduces winners and losers based upon the

iere is the problem stemming from the

rt, 1980), Clearly therefore, the housing



position of the inalvidua. househole, vreilative Lo the abour marret.

To these simple manifestatiocn. of the problew there are reascnably cobvious

ot

cures. With regard to the existencs of bad housing, we can alr tc replece |
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supvort uren @ Tausive scale to these experiencin deirivation. Therelcrs,

we engineer a situation in which ea~h ~masurer brings etual resour

. ~ e
cre to the

Tnian TYAtures sre toth in real and in concertual terro,

'notn-sclutions! ot Terplacing or lrvproving the
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existirg sutstandars ¢t ogovernment tn

1690 (Chapter Four), yet it solved the probler. The reason for this

is that the arount o capiial required would be prohibitive - and outside the

realr of the state's zctivities as these were defined in Chapter Three. To

m

engineer a market situation in wnich all consumers are equal 1s, furtherrore,

tion

o

t variance with the imperstives upon the state to raintain btoth the posi

of trne dorinant

trne conaltions necessary for continued capital

accuruliation.

There is also evidence to suggest that the practical effect of such

draconian measures would onty represent a partial sclution tc¢ the housing
probler,  Teo produce a rous:ing rarket that functlons ic s ranner that Is
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procedure are fzir. We can note for exarrple, tnat tne 'proc

(towasrns these adrittea to ccuncil ncusinge) of the

sorre households
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rent Lrings ug to oz particulariy intractiole rrobier,



Tho simple fuct is that strmcture 7 sooicty LoP probiem o .
Tha provision of low cost good suzaiity o not Ciclently rrofitable
far Tre mointenance of L existing stoock in the ownership
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to implement. ur conclusion will therefore be xept within the

context of the housing market as 1t is, rather than as it 1t be or, s some

believe it ought to te. ‘That is, the context of =z mix
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4 economy 1in
which both cazpital accumulation and state intervention {to ameliorate the most
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Our conclusicns are then, tentative and, hop-ofully, the poelininory stioge

or furtner studies
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tends to oczcur within s - vz prxther *han acrozs them, DBuilding muwst, therafore,

be explicitly for those at the bettom of the market.

free oAt develapey: Ao orot boilid direct

i the gsroeulntive

they ouild 'niddle cluazs' oz natesz,  Tnev are involved, however, in the builaoin

ol local zuthorit P A iy wihe noderid through the terdering
systen (Chapter ree ) 5otk of small tuilding firms, involvement also

o J tanglovds o carry tut improvements, It
mie peen cyplained thace il i Diema beeve oeowltimaee reguirerent to make 2
vrofit and not to crovice o oFacinl eervice, Hencs, the coct of new btuilding or
imgroverant includes 3 woioriion t2 tne tuilder.znd this amount 1

roflected in the zellins prire o7 the <wsllins or In the subsegusnt rent,

efficient

hailders

house building (althoush only 40 per cent of 211 building work is on housing).

However, the problems razuscd by faulty workmansnin, defective materials and short

cats to maintain the rate ~f profit, means thzt their work ir the low ~ost

nousing secter needs curtailing, (For = ion of this problem in Mewcastle,

Crnfervence, 192875),
Direct Labcur Or ztiorg are local anthoerity bodiesz whosze fuctions include

maintaining, improving and vuilding new council

This is a2 function which rould be extend-d 2 the

kave, howsver it suceessive

hrting them and Uonpgervotlive cdministrations curtaslling

S v ey e +r he
duordsare to he

rraved far

Crr 2 non-r-afit rakines rornatruction

orranistation is apparent,

world constrain middle and upper
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income groups, feor whom building land would probably ctnerwise he used as their

demand is wore profitable to the capitalist.

Euilding (or improving) housing for the lower income grours is unlikely to
reliease a grest demand for owner occupation. Thus, local auvtherity housing for
this sector must continue to be, largely, for rent. This, of cocurse, woulcd
further increase the significance of the public sector. However, to irprove

the quality of the total housing stock, massive building prosrarres are not
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sarily required. There is, as we have been at pains to point cut, a

surplus ¢f houses over hcusenolds in Great Britain and, given tnis, the findings
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with their particular dwelling, this was not ratched by a corrensurate alienation
rrom th'e local neighbourhood. Moreover, it is probabiy true that, for many
households that are dissatisfied with their neighbourhood, the 2lienation is
related to the changing social structure of the areas, rather than to the physical
fabric. The areas have seen an increasing number of student and black households

roving into them, and it is towards this that we can look for the source of much

o

of the alienation, The probler of prejudice, no matter what it is directed
against, 1s indeed an intractible one - and one that is beyond the scepe of this
work. If, however, there is relatively little alienation fror the physical
environment, that is from the type of dwelling, tne arount ol open space, the
layout of the streets etc., then there would appeasr fto be 1little point in
changing them. Clearly, what is required is a higher physical standard of

dwelling within the environrental framework that alrezdy exists,

s\

boually clearly, there will always be the need for derclishing sore houss o

and replacing them with new cnes, The evicence of this study nowsver, is that
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policy designed to Improve
irprovement.

Chapter Four) already =xists. not,
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The lack of zction over H:4M's rziz~s
solution of the housing vroblem, The use of
improvement is » wertainly

reiatively homozeneouszrens, and ir Nawrzsile !}
determining the spatial structure (Cha“to“ SlX)
a part of the more general deprivation syndrome

aimed at the individual raiheor than
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ailorated 4o households on oan

rom this it follows that fir

4

sis of need, in exactly the sane way tnhzt, for example,

individual b

“nemplovmeant or supplementary henefits 2ye. The notion that evervyone in an
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avvhin zputially e Tor woverent grants.
The deweaztle , like thzt from many other atudisz, zhowsd that there isg
: 3 £ ere 18
Scrone distinres {riction con no Thorafopres, we
Thet oz ompatial dimension 4o nousing
sanTorzl movement, Certainiy,

N

regources dletates that any new bullding would nave to take account of the
Tonatipn of that new develorment, in relaticn to the ‘problems that already
s¥ist, But in relation fo improvement policies this inertiz supports the

IrEimen for a non-spatial anproach, Clearly, massive improvement programmes
2 N P | x - 0

in one sector of the city do not add to the availzble or much of the
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vorialation residing in other sectors. In many respects thersfore, the conflict

over resources is added to by the declaration of Hif's snd Gia's., I,

D
{2

Lively, nousing improvemrent was baged upon individual hocusehold ne

then any potentizl sectoral dimension to Improvement would be zvoided.

Tmrrovetent would focus upon the worst housing ver se znd not upon zreas,

avoliaing the influence of Jlocal political pressurss whicn may influence the

©

danizion 2 venovate ns much ar ~riteriz of necd (see bennis, 10781, Yance,
the worst "ousing throughout the city would be stiended to., 'fhere i3, howsver,
2 comrlicatine factor in this areument, &4 present the resnonzibility for

Pono il reas ol need Tisn with G artnord . Mol D , 2

SIS T T CxTTinitl TON the nee ST i idnn T nnuoer =Loratirer tons
NEOn L wied 2Yrgs, woild trznerer this reninne to trone actually
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living in substandard housing, Theoretically this is not a probler, but
two principal sources of difficulty can be envisaged. First, one of the
fundamental principles that have been developed within these pages 1s that
inforraticn levels aronwest the inhabitants of the areass unocer consideration
are lar drver perlect., There 1s no veason Lo sujpose bost, 1L

for aritiying for grants was transferrec to individual househelds, the level

of irvforrazion tnat wouLlld assembie would be nigher trnan that which tney
asgirilaie pefore moving., Illence, ran, hsuseholss CCULL ceasily be rissed fronm

the overs!: vaising ol standards

Miie zapcct of the vrotlier neesd not prese an raurToantatle barrior
however tocal authorifies possess much desta ccncerning conditions in thelr
arszg, will alsc scon be the results of the 1981 census, An intensive

carpaign in areas of nhigh housing stress (and a lesser
one els®where), explaining that improvement grants were avallabie as_a right to

any househcla, subject te certain conditions, should sclve tnis protvlem,

The swoond asspect of the probler is perhaps more difficult, relsting to the
persistent difiiculty of tne private rented aecto For owner cccuplers who

apply for irproverent, z similar system-to that currently existing could easily
ve adcpted and a grant of, say, 79 per cent of the cost of igproverment be given.
(In HAk's the present level is 79 per cent, rising to 90 per cent in cases of
hardship, while in Gi4d's the level is 6C per cent). One modification could be

that the locsl authority provides a loan for ihe remaini percentage. In the

vublic sectlor, of course, the tenant wcould incur no wonetary costs due to

\

irproverent (other tran rent incresses). Tnere have, howsver, always been

difficuities in ensuring that vrivate landlords improve properties that are




improvemente and meintenance upon negligent landloras, ntther, it 1s o moral

question which calls up Since

the introduction -f the Hent d lio=! e Hestricti Aot 1915, which brought

atcut soct ommd s bhe mac it inn Al dho erieats Tandlarr hine =recdily denioned

. e e . - o o PR . r—
hoenmise Bhe soctar nne to oo exfficien*ly rrolifable (Chnyieor W%rﬁ°>.
we have exan’n o the nesition of the private landlord in some detall, Whnt

iz impertan- for future policy 1s that repair levels have declined aog the rate

of vrofit his “217%en, with this decliine, the amount of investment resuired to

iut croperty into Zood order increaszes ang, herece, the gstrctiveness of such
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througnout besr wiitness, While 2 rorivate rented zecisor exists, such conditions

are endemic, Forazlly, the question to be asked 1s whether the living standards

their control” fs the CL¥ (197£) observe, in Mowcasile
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ants would welcome a2 transfer toc council ownership
re 1t was clear that the councils had the resources to

e their homes fully and spesedily but that situation
' (Lenwell CDP, 1976, p 12).
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tenant. iImprovement, whether by local zuthority or by private landlord, costs

roney.  wherras for the lan

lord this involves a loss of profit, for the local
cutnority it is Tulfilling 2 need., However, when the mperztives from cenirzal
government are such that public expendifture must be cut on 2 lazrge scale, this

s A8

need remzint unfulfillad,

In Hdeweastle, even in 1981, there exist %,500 wwellines that leck basic
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b, City News, Avoril 1981,
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effact of rutting the rmumber of honmes io > improved by nne half, and the

number to be built by two thivds.

Phis =ituartion cloarly arbondicr D ol =ds o7 car {9t thet we have c=een,
Poocxrermgion e s A Feitady s oineo 1979 have bteen

used to finance income-tay cutz whlen hove

income groups,
oW lncome Zroeips have sullo-el cus Dot ovvesauent out in ogervice provision.
The hpuging problem clenrly rooiives macci-oe syrenditure by the ctate, and any

B . s . - : . = e L

rolicy genuinely aimed at solvin: the rrocis~ will be exnlicitly for the benefit

*nmLs upen everyone else (unle

at of the private landlord howsver? The very first observation made in

this work was that Britain is, surnposedly, & caring éociety' The evidence here,

zg we hsve sald, surports the notion that mmch of the housing problem can be
ributed to the o:;erations of private landlords ard to the need for some

. . . N .- / . N ..
nouseholds o turn to this secilor. silove (p222), we suggested radical

measure

6]

to overcome the ‘neqjuzliities producsed by the market. Similarly, we

'

could at this point advocate the mun tisziion of the private rented sector.

>lution!' in the terms that we

the time of the 1957 Rent fet

sunporters were wdvonsiins such 2 npolicy. L

urther, the

decline of the sector during the twentiein contury o s that many of the

ifenloginal barriers sgainst not havine » private rernted cector have been

=roaed, 180, 23 we nuve zioid, Couotiwve inot srovisinn of housing
- . R . o . -
fer <he lowest income grourns legz, invarianiy to poor conditions, Is guch =z
colicy oractioal therefore?
The ameunt of noner necozzary Tor lwmnrovonent. if leoal sutherities took over

Fal

zte rented s=scitor,would be the protlen of

Vet to poor
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conditions vy a systen U ,rants would be almost as expensive., Financizlly then,
such a policy could be rezlistic., Adversarvies of such a policy point out,
hovever, that the housing cholce facing individuals is greatly restrictsd with

only two forrs of tenuve. Gox (1976) notes thats

e soecorrodaticon provided by the private landlord
*Fe threat of removal of the chief roof over the
the pecple about whom rainstream socliety, well
nublic and owner cccuplied sectors does nct want to
Yy oty 69 - 70)

f
TN

There is gore trut. 1 thisg argument and without a recrganisation of local

suthorities' lefiting riles, and the removal of coustraints imrpesed by

institueticng In tine trivstle merket, losers will be produced In an extended
public sector, Just zs tney are zt present in the private secter,

Clearly, the pricrities of a housing policy have toc be decided upon
rationally., However, while extending the public sector is cone way cof irproving
the overall guality of the national housing stock, current housing pelicy

advocates the sale of dwellings from this sector at discount prices. Such

o

rolicy is, arguzbly, designied to irprove the position of the more affliuent
J » =) J oy =3

council tenant {although a recent survey in Newcastle indicated that only 16 per

cent of tenants would in fact buy their -nouses (Newcastle Tenants ¥ederation,

¢

19%1)), but it irposes costs on the least well off. Clearly, the nature of the
private rented sector (in terms of both the physical conditions and the benefits
£ tenure) ig such that for rost households that cannot afford to buy their own

houze, a council ienancy is the best alternative. In Newcastle this is reflected

2

i

by the fact that, at the bteginning of 19¢0, the council waiting list contained

oS

13,5950 aprlicants, GCGiven this demand {or rented accormodstion, the ezl

avs

of

v

council hcemes is a cleor manifestation ¢f the way iIn which actionz which benefit

one grouy (in tns

the welatively affluent council terant) operatie at the
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dwelling). Further, the danger that the council housing stock that is sold wil
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predominantly the best housing was qui

Federation, 1981).

ckliy realised{koewoastle

The interests of all are not being served then, as Chaptler Ve
that they could not we. For Lhe Leuel it ol the rteall Wl 201,
council homes has to be stopped, allied 10 ¢ither 4 muricivalisa
crivate rented sector or stringent contvols ron It, Mondcipall
allied to a reorganisation of letting rules and the rermoval of
institutional conetraints i¢ the radics! answer t. “n: probler,
would involve a drawagtic extension of state activity 1 the hous
preeier, in tne context of =z caritalist convor , Ig doisrrining
tre activities cof the state can practically be extenard. 1t s
to advocate that institutions such zs building zocietiss and est
act in &z soclally wore responsible way. 1In the fcrrer czse, eft
of funds and restonsibility to depositors and, in tne latter cas
carital accurulztion ensures that sccial need is well down the 1
deterrining the actions of urban managers (Chapter seven). Uher
mist extend the scepe of its activities,

=

The most realistic sclutiocn is that strict

rented sector., Such controls would, however,

aspects of the probler,

aCctou

First would be the problem of physical

Tenants

ven derconcstrated
the Lald Of
ticn of the

however

My 3
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H Va s ~de

o v [HR TS O84,
nzrdly feasiblie
ate zgents should
icient mznagement
€, private

ist of priorities

rnt of man,

standards. A

rossible solution would he for all homes to2 e brousht %o, say, 2 ten or fifteen

peint standard within three years by a2 landiord, or be corpulecrily purcheased,

(This would alssc hnelp the natiornal economy Lo nroviding emplovrent in the

construction industry and, indirectly, stirulzste 2evand Tor cther ~cods),.

wecond, the arount of return to e wainea {ror renting properties must e

controlled, A oamount correngurate wilho Tre rreyslio nterssl rate wonld
inothis respect., Thira, = of suflllcient rent ond rats revstes,
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Cons=guently, the obvious solution to this aspect of the problen iz to, by some !

d quatity of infor atior saincd by these sfrouvs.

Jne= agaln we come back to the notidn that the ceonsiraints experienced by

these households must be removaed., 1In terms of

imulating
whole education system muzt eveniuzlly become involved, with future nousehcolds
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The utilisation of such a system has many benefits, First, it would be
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APPENDIX 2, Questionnaire delivered to 1500 households in Februwary 1980

SERS

3b.

10,

15.
16.

7.

In which street do you live?
In which year did you move to your present dwelling?

If your previous dwelling was in Newcastle: In which street did you

live before moving to your present dwelling?

1f your previous dwelling was not in Newcastle: In whi:sh town did you

live before moving to your present dwelling?
when you moved 1nto your present dwelling, how did you become aware that
it was vacant? A
Newspaper Friend informed Knew Landlord Relative informed
Knew previous occupant Estate Agent Saw dwelling vacant
Other (please specify)

If your answer to Question 4 was "personal contact" of some type, how
did that person become aware that your dwelling was vacant?

Did you know if any other flats/houses that were vacant at the time
you moved into your present dwelling?

If. your answer to Question 6 was 'YES': How did you learn that these
alternatives were vacant?

Did you view any other dwellings before deciding upon your present one?
If YES: How many?

Do you own or rent your residence?

If rented: a) Do you rent from the council?

If 10a = No b) what is your landlords name?
c) where (approximately) does he live?
d) has your landlord changed since 1969? (i.e.
the landlord of your present residence)

If 10d = Yes: e) what was your previous landlords name?
f) where (approximately) did he live?

Why did you move into your present dwelling originally?

What advantages did your present dwelling offer, compared with other
dwellings mentioned in Question 67

Has your dwelling been extensively modernised since you moved in?
Tf 13 = YES a) who was the improvement paid for by?
b) did you know of any impending modernisation when

you decided to move into your dwelling?

Owner occupiers only: How is/was the purchase funded?

Where does the head of household work? (Location rather than name
of company is sufficient)

Have you seriously considered moving into another dwelling since
moving to your vresent residence?



APPENDIX 2, (continued)

18. Please ring which most applies to you:

d.

b,

19. Do

20. Do

How satisfied are you with the area that you live in?

Very satisfied Satisfied Indifferent Dissatisfied

How satisfied are you with the dwelling you live in?

Very satisfied Satisfied Indifferent Dissatisfied
you have exclusive use of an inside toilet?

you have the use of a refrigerator?

Very Dissatisfied

Very Dissatisfied

21, Please list any major repairs you feel need doing to your dwelling.

THANK YOU VERY MUCH FOR YOUR TIME

A
,
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