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The Proceedings of the Urban Design Group Conference held 
on Thursday 26 June 1986 at the Polytechnic of Central London 
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The Urban Design 
Group 

The Forum for Architects, Town Planners, Engineers, Landscape 
Architects & related professionals 

The Urban Design Group (UDG) was established in 1979 and is the only body 
representing urban designers in the United Kingdom. The Group's objective is 
to foster a better understanding and respect between the various professional 
disciplines involved in the design and management of the urban environment. It 
aims to secure a higher quality of urban design and higher standards of 
performance and cooperation by the professions responsible for the built 
environment. Membership of the Group includes practising architects, town 
planners, landscape architects and related professionals frcm the public and 
private sectors, together with educationalists and journalists. An increasing 
number of members live or work outside the UK. 

Activities of the UDG include: 

QUARTERLY JOURNAL 
The Urban Design Quarterly contains 
news and articles on current 
developments in urban design practice 
and theory in the UK and abroad. 

MEETINGS, LECTURES 
Regular meetings on topics of 
interest. 

• CONFERENCES 
Weekend Conferences have been held in 
York, Bath and Liverpool. One day 
London Conferences have been held on 
such topics as 'Mending the City', 
'Thamesside' and the 'Death and Life 
of the High Street' . 

STUDY TOURS 
A tour of French new 
recently co-sponsored by 
Other tours are planned. 

towns was 
the UDG. 

fry** HmtoWv.iftwt—• 

CONSULTATIONS 
The UDG is now consulted by the DoE on 
relevant White Papers and Draft 
Circulars. 

Registered Charity No 326123 
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Government sees its role as responding to the 
situation rather than predicting it or dictating 
it. Three planning initiatives demonstrate this 
approach: a new business class of premises (to 
include industrial laboratories and studios); the 
more flexible use of buildings; and persuading the 
private sector to become involved in fighting inner 
city decay, through such measures as Urban Develop-
ment Grants. Intervention had been kept to a 
minimum, although some people would argue that more 
intervention would be appropriate. 
(Brian Jefferson). 
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Chairman's conclusion 
As a San Diego airline clerk once remarked, 
"Progress sometimes sets you backwards". So it was 
with the tape-recording technology at the conference 
which failed us. Hence the record of the discussion 
which followed the day's proceedings is based on my 
briefest of notes and recollections. 

Much of the discussion led by delegates centred on 
four issues: ways of encouraging development in 
specific areas; raising finance; plot ratios; and 
research. Two delegates believed that Enterprise 
Zones provided a successful way of attracting 
development in much-needed locations. The system of 
taxation could encourage this, with assistance to 
building in seme areas offset by discouraging 
building in others. The chairman questioned whether 
Enterprise Zones actually created new jobs, or 
simply concentrated existing jobs in one area, as 
recent research tended to suggest. Nicholas Falk 
pointed out that sane places, he cited Swansea, had 
benefitted enormously from private sector investment 
following Government intervention and subsidy. 

Mr Falk went on to suggest that the problem of in-
vestment was largely one of management, the 
transactions which took place between the various 
parties involved in investment and development 
decisions. Another delegate said that it was 
difficult to encourage investment in schemes 
providing a balance of uses. Developers were not 
always caring enough, and perhaps legislation was 
required to make them more so. Jack Thompson 
suggested that developers' ideas on design were 20 
years out of date. 

Michael Cassidy compared the density of development 
which existed in the City of London with New York. 
London Wall, the subject of several planning 
applications for demolition and rebuilding, had a 
plot ratio of 3:1, compared with New York's 14:1 or 
more. Lower densities did not automatically produce 
better environments. 

As the charabanc awaited delegates to take them to 
the Conference party, the chairman's conclusion was 
confined to thanking all the speakers, particularly 
Bryan Jefferson for standing in for Sir George Young 
at short notice; and to thanking the delegates for 
coming. 

The highlights of the conference for me were these 
lessons: 

The fundamental shifts which are taking place 
in cities: today 40 percent of city workers live in 
the suburbs, and property speculation fills the 
vacuum left by people vacating the city; white 
collar workers are replacing blue collar workers; 
businesses are becoming smaller; there are more 
self-employed. Is the "magic of the marketplace" 
enough to decide the future of our cities? What was 
needed was community control at local level, 
revisions in planning law, partnerships in funding, 
housing land at affordable prices, more space and 
greenery. This would produce the "sustainable" city 
of the future. (Simon Hughes). 

We should have high-density of development, 
but this should not be confused with scale: Holborn, 
for example, has a plot ratio of 11:1 but with a 
100ft height limit. High buildings are unnecessary 
and have not enhanced the character of London, where 
commerce has eclipsed the traditional symbols of 
church and state. (Jules Lubbock). 

Conservation (and preservation) pays; what we 
need is a more ambitious definition of conserva-
tion. It does not mean nostalgia and pastiche, 
because it can act as a creative force in renewal. 
Existing buildings which have outlived their useful 

life can be made into attractive working environ-
ments, often more attractive than new buildings. 
(Ken Powell). 

Regional development policy requires both time 
and political canmitment; it requires a strategy 
for providing homes as well as employment. Market 
forces are not enough to create the right climate 
for development, and public funding as a pump-primer 
is essential. (Hugh Cannings). 

Pressure to develop areas with only limited 
opportunities for expansion (such as Winchester, 
"Britain's most prosperous town") demands a positive 
strategy of containment. Sometimes DOE directives 
could be more helpful in guiding local authorities. 
(Jack Thompson). 

This point was reinforced by Ray Bowers who 
discussed the dramatic impact on largely rural 
communities of the exodus from London, resulting in 
a 35 percent increase in office space in Berkshire 
since 1976. Costs could be cut dramatically by 
moving out of the capital (e.g Blue Circle reduced 
its HQ overheads by 40 percent). The location of 
the chairman's home could be as influential as other 
factors! 

Developers do have a social conscience and are 
becoming more responsive to clients' needs. The 
developer who is an investor can lend a helping hand 
to reach the client's goal (just like Maradona!). As 
the size of schemes gets bigger, so joint ventures 
are becoming increasingly popular. New sources of 
finance are available, such as overseas lenders. The 
Dark Ages of development has passed; developers are 
now wanting to produce better architecture, look 
after the areas immediately surrounding their sites, 
and take public opinion into account. 
(Michael Bignell). 

Big cities are becoming redundant with the 
move of firms to rural towns and villages (eg along 
the M4). Communications centres have replaced the 
concept of industrial centres (1780-1880) and 
business centres (1880-1980). Housing and leisure 
facilities (quality of life) determine choice of 
location. (Nicholas Falk). 

Cities are about "opportunities of a casual 
kind", where transactions can take place. But 
increasingly these transactions are of a national or 
even international rather than local kind. Single 
function buildings have replaced multi-function 
buildings; but local transactions are again being 
encouraged at ground level, through developers 
"double cropping" land (e.g proposals for 
Spitalfields with shopping at street level and 
housing or offices above). (Richard MacCormac). 

Big Bang would require a flexible approach to 
planning control, such as negotiation on height and 
servicing restrictions: the introduction of new 
technology; shorter life buildings, erected quickly 
and adaptable in use; and the distances between 
commercial centres could be greater, thanks to 
telecommunication links. The City was implementing 
a new plot ratio of 5:1, but only as a guideline 
(Lloyd's was in fact 12:1 and another recent scheme 
was 8:1), but this was dependent on "bulking". While 
high buildings were unlikely to be appropriate in 
conservation areas, they could still be built 
immediately adjacent to such areas. 
(Michael Cassidy). 
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What sort of buildings are required? How long must 
they last? How can they tally with the other parts 
of a city, with its own demands for conservation? I 
think these are the questions the design professions 
can and should tackle, to cope with new services, 
odd working hours, and so forth. Let us give more 
attention to the buildings, the spaces between them, 
and the streets people shop in and go to work in. 
There are encouraging signs (for example at a recent 
street design seminar I attended) that these issues 
are being addressed. Get these details right and 
the changes we have to manage will be a lot more 
acceptable. 

GOVERNMENT ROLE 

What can the government do to help? Let us consider 
again the need for space - different and flexible 
space. We have recently announced three planning 
initiatives that will be of interest to those 
designing modern workplaces. Only last week my 
Department published proposals for revising the Use 
Classes Order which has become the Bible for many a 
planner and, I venture to suggest, the origin of 
many a stereotyped design to meet a particular use 
requirement. 

First, in modernising the Town and County Planning 
(Use Classes) Order we propose to create a new 
'business' class. This would widen the current 
light industrial category to include other uses such 
as offices, research and development, laboratories 
and studios. The effect would be to give greater 
freedan to modern industry to change the use of 
their premises. These proposals will be of 
particular interest to "high tech" industry which 
often spans the different categories of use in the 
current order. 

We have also announced our intention to include in a 
General Development Order a provision for flexible 
planning permissions. In circumstances where 
permission has been given for alternative uses of 
premises, these will allow one authorised use to be 
succeeded by any combination of the alternatives 
without further planning applications. Again, this 
should be of particular interest to "high tech" 
firms where the mix of manufacturing, offices, 
research and development, warehousing and other 
activities may constantly change. 

We have also announced our intention to clarify the 
Planning Acts to ensure that planning permission is 
not required for the sub-division of commercial and 
industrial premises. We believe this is important. 
It will allow more flexible use of premises; and it 
will enable more rapid occupation of speculatively 
built units where the floor area is not right for 
the potential occupier. 

I also mentioned the opportunity provided by the 
wide open spaces of inner cities. The challenge 
posed by the decay of our inner cities is one of the 
greatest faced by the Department of the Environment. 
The Government has long recognised that the problems 
of our inner cities will not be solved by the 
traditional public sector approach - by local 
authorities and/or Government acting on their own. 
Urban regeneration requires massive private sector 
investment as well as substantial public funds. 
However, it is equally vital to recognise that no 
longer can we rely upon existing industries and 
patterns of trade, rather we must plan for changing 
demands and encourage new sources of wealth. This 
means new uses for inner city sites and, 
increasingly, the adaptation and conversion of 
existing buildings to meet changing requirements. 

One initiative specifically intended to bring about 
private sector investment in inner city areas is the 
Urban Development Grant. It is meant for capital 
projects which will bring economic benefits, which 
are predominantly private sector payable at the 
minimum level necessary to allow a project to go 
ahead. The intention, quite simply, is to place the 

prospective developer of a difficult inner city site 
or building in the same position as he would be 
elsewhere, that is to say, still facing risks but 
with an opportunity for profit. 

To date, 194 Urban Development Grant supported 
schemes have been approved. These will involve 
private sector investment of over £385 million 
brought about by grants of £88 million. 151 of 
these schemes are on site or completed. Given that 
these are all schemes in inner urban areas which 
would not have gone ahead without grant, I think 
these overall figures speak for themselves. However, 
I will illustrate what Urban Development Grants are 
achieving by a few examples: 

1) The refurbishment and conversion of long-empty 
Royal Agricultural Hall in Islington to 
provide an international business design 
center. UDG £2.8m, total cost £10m. On site. 

2) The construction of 120 low cost houses for 
sale in St Hilda's, an extremely deprived part 
of Middlesbrough which has seen no private 
sector house building for over 100 years. 
UDG 1.4m, total cost £2.9m. On site. 

3) The refurbishment and conversion of a derelict 
furniture repository and radar factory in 
Wandsworth to provide 55 workshops/light 
industrial units and a 120,000 square foot 
self-storage facility. UDG £425k, total cost 
£2.3m. Scheme complete. 

That break for commercials brings me to the end of 
my speech. To sum up I would say that there were 
manifest shortcomings in previously imposed policies 
and this has led to our suspicion of the 'Grand 
Plan'. We wish to keep intervention to a minimum 
and maintain flexibility and responsive concern for 
the real user. We see private investment as a 
pre-requisite for success using public funds for 
pump priming. 
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AN OVERVIEW 
by Brian Jefferson 
In place of Sir George Young, Parliamentary Under 
Secretary of State, Department of the Environment. 

INTRODUCTION 

I would like to apologise that the Minister was not 
able to speak today, and I thank you for allowing me 
to deliver his speech. It is clear that today you 
have tackled a very wide range of topics involving 
changes in the work that people do; the influence 
of the "technological revolution" on the character 
of the work place, and its location; and consequent 
changes in the patterns of development and planning 
for it. 

I am aware that the audience is a wide one, and not 
a 'closed shop' of architects and planners, although 
you no doubt have had some excellent contributions 
from those quarters. It would be unwise to take on 
the whole range of today's discussions and the 
Minister wished to consider areas in which the 
Department has a direct interest, and to look 
primarily at the contribution which can be made by 
the design professions who are involved in 
development processes - primarily the planners and 
the architects. I think there are several topics of 
concern. 

Firstly, what are the problems? I propose to 
suggest a few ideas and comments, and when we get to 
the discussion I will be interested to hear your 
views and conclusions based on the days proceedings. 
Secondly, I want to say something about what can be 
done to address these problems - both by those of 
you in practise and by those of us in government. 

THE PROBLEMS 

It seems to me that your conference is about 
identifying changes that are taking place. I think 
this is healthy, and crucial to posing relevant 
solutions of course. Rather than simply deciding 
what is right or desirable and then proceeding to 
implement it, or attempting to implement it. It 
shows an appreciation, perhaps overdue, that there 
is a need for architects and planners (and those who 
commission or finance their services) to react to 
people's needs and the changes which inevitably 
affect our society. Gone then are the days of the 
grand plan and arbitrary regulation, which washed 
over and simplified the complexity of social 
activity. 

I see you have coined the phrase 'white collar 
factory'. I assume by this you mean the 'hybrid' 
place of work which conforms neither to the 
traditional office with its administration or 
financial role, but which is nevertheless staffed by 
those who do not dress, as it were, to get their 
hands dirty and so do not conform to a traditional 
image of the manufacturing or industrial plant with 
its overall-clad workers, greasy hands, heavy 
machinery and so on. 

Where does this phenomenon come from? You have, of 
course, discussed this during the day, and we all 
know that we are experiencing a technological 
revolution. It has produced new 'clean machines' 
which are at hone in the office environment, but 
which require new skills. We see our own "golden 
triangle" - The Thames Valley to Reading -
developing these enterprises. Another indicator of 
the change is the demand for larger floor areas than 
needed hitherto for so called office activities. 
Traditional factory and office environments 
supported relatively large numbers of workers in 
relation to floorspace. New "high tech" uses are 
the very opposite with large floor areas for a few 
(highly paid) people, and, in the case of storage, 

large areas for low value goods. 

Where will these uses go? They need not only space, 
but also special buildings. In some cases, the 
warehousing variety, they go 'out of town'. 
Otherwise the 'high tech' uses have to find homes in 
our existing urban areas; which means replacing or 
adapting existing premises or taking advantage of 
some of the large vacant areas of the inner cities, 
although in London these are fast disappearing. 
Another feature is the high values associated with 
such development. Whereas the traditional life of a 
building might be 60 years, we find now that costs 
can be recouped in a period of, say, 20 years. What 
does this mean for the permanence of development 
locations and the standard of construction and 
design that goes into them? 

It seems to me that the theme of your conference 
begs questions about other changes resulting from 
technology, the assumptions about where we work and 
the changes in urban life attributable to the 
technological revolution. Again the potential range 
of considerations here are mind boggling. What 
about the notion of us all sitting in our own homes 
(or our cars) communicating by audio-visual 
telephone, exchanging information by facsimile, word 
processor and VDU; doing our shopping with the aid 
of a computer catalogue and telephone, all linked to 
a credit card debiting system? Technological 
developments requiring a different kind of workspace 
are one thing, but could these technical changes 
spell the end of the commuter, the office, the 
traffic jam, the multi-storey car park and the 
Saturday morning shopping trip? (What an 
impoverished society that would be!). 

I suggest to you this will not happen. Our living 
pattern will not be so radically altered as all 
that. We like seeing each other at the office; I 
couldn't do my job without contact with people. We 
like shopping and comparing goods; why otherwise 
are our national retailers investing so much in 
making their stores attractive and desirable places 
to be in? Why do the airlines or, come to that, 
the railways, extol the virtues of travel to see 
people to do business? The bustle of the market 
place is going to be with us for some time yet, and 
the demise of the business lunch is a long way off! 
On the other hand the trend from blue to white 
colour collar work with the corresponding reduction 
in environmental intrusion gives the opportunity to 
re-create the fine grain of urban life and produce 
imaginative solutions to go with it. 

This brings me back to the theme of your conference 
- urban life, urban design, and the technological 
revolution. Whatever the changes you will always 
be designing, planning, financing for people. They 
must be the prime consideration, the client, the 
customer is always right. You must respond to needs 
and changes rather than appear to orchestrate 
them. We should not and cannot impose change -
rather reflect and encourage it. 

WHAT THE DESIGNER CAN DO 

Design has in recent years been an underrated aspect 
of life. It is important for products and important 
for buildings too. Comfort, convenience for 
occupants are as important as outside appearance, 
durability and low maintenance costs. The way our 
buildings look and work, and the way our workforce 
are accommodated say much about the image of a 
company and, in the end, the nation. 

So let us stick to what we do well. Design good 
buildings and plan for happy communities, 
recognising changes and people's aspirations on the 
way. Perhaps the process of building has not yet 
caught up with the demands now being made of it. 
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adaptable office space in sufficient quantity 
to meet tenant demand; 

2) At the same time to preserve and enhance the 
historic elements in the city, particularly in 
central core around the Bank of England, and; 

3) To provide a transport and communications 
infrastructure that will enable the financial 
community to compete effectively on an 
international, and not just a national stage. 
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there are distinct signs of under-supply in the near 
term. Particular pressure comes from the new 
financial conglomerates who desire to be housed 
under one roof if possible. 

At the same time a new type of office space is 
evolving - the dealing room with large open column 
free floors and cabling and air-conditioning to 
service up to 400 people in one area of about 25,000 
ft. This must have an impact on the external 
appearance of the buildings. Victorian and 
Edwardian structures are often ill-suited to this 
type of activity. Where large historic buildings 
can be redeveloped behind facades this would be 
encouraged. Nevertheless, the emphasis now must be 
directed towards the new financial service 
buildings, but as I said earlier, without 
compromising our high design standards. 

PLOT RATIO 

The main change embodied in the local plan which 
affects the scale of development is the altered plot 
ratio. This defines the amount of floor space in a 
building as a multiple of its site area. The 
purpose is to control the bulk of buildings to 
maintain the characteristic scale of the townscape 
in the City. The new plot ratio will apply 
uniformly across the City on a basis of 5:1, but 
subject to other controls on bulk. Previously the 
plot ratio varied from one zone to another, but was 
generally below the new limit. In fact, averaging 
across property in the City, the new ratio is 
equivalent to about 5.87 on the old method of 
measurement. 

Plot ratio is calculated on above-ground space only, 
therefore basement development may occur without 
plot ratio constraint. 

The rules encourage plant to be located in the 
basement except plant which can only be located on 
the roof such as lift motors, water tanks and air 
conditioning equipment. 

It also excludes the exterior thickness of walls 
from their median lines. But plant such as ducting 
within or on the wall counts towards the 5:1 
maximum. 

Where buildings are on sloping sites, there will be 
a pro rata adjustment based on the volume of the 
space to decide what counts as basement and what as 
above-ground space. 

Plot ratio is only a guideline (there are some 
locations where more bulky buildings are appropriate 
and others where the townscape considerations 
dictate a more modest building), but we do hope to 
facilitate the expansion of the total office floor 
space which is now required to respond to current 
demand. In fact, we estimate that 20 million more 
square feet can be developed as a result of the 
changes we have announced. Not that this amount of 
space will definitely be built; the capacity is 
there if the market demands it. 

Supporting the primary commercial activities are 
many service elements which are certainly not 
neglected in the local plan:-

1) Shopping facilities must not be eroded, 
particularly at main locations such as 
Cheapside. 

2) Professional firms must have the ability to 
locate close to their clients, albeit in less 
expensive accommodation. 

3) Expensive equipment needs prompt maintenance 
and hence the proximity of staff with the 
expertise to keep it running and up to date. 

4) Pubs and restaurants need to be maintained, 
not only for the service which they and livery 

halls and the like provide but also for 
providing venues for business meetings. 

CONSERVATION AREAS 

Now as to environmental quality, this was in many 
respects the most misunderstood section of the 1984 
draft of the local plan. The opportunity has been 
taken to rearrange the chapter so as to hopefully 
reduce this misunderstanding. In particular, 
policies concerned with conservation areas and 
listed buildings have been concentrated in the 
sections devoted to those subjects, with a clearer 
statement of the policies which apply in other areas 
and to non-listed buildings. 

This chapter of the local plan is concerned with 
improving the quality of the buildings in the City 
and achieving a high standard of urban design. New 
development should enhance the existing townscape 
and have regard to the scale, height, character and 
materials of surrounding buildings. On high 
buildings the Corporation recognises that they can 
contribute to the City skyline, but they are 
unlikely to be appropriate in conservation areas 
(because of the existing character and scale of 
buildings in those areas) nor within protected views 
such as that to and from St. Paul's and the 
Monument. 

The historic street pattern of the City, which is 
such an important element in its character, is to be 
retained wherever possible and the building line of 
new development should respect this character. This 
means refraining from setting back buildings even 
though the instinct of Architects may be towards 
opening up site lines and creating spaces. Open 
spaces often enhance the character of the City (and 
the Corporation has a strong policy encourgaging 
their retention), but space left over after 
development does not always improve the urban 
townscape. 

As far as conservation areas are concerned, the 
Corporation has the objective of improving and 
protecting the buildings and areas which contribute 
to the City's character. Although no new 
conservation areas are designated in the local plan, 
the City has twenty two already designated, within 
which development must preserve and enhance their 
character and appearance. The main statutory 
control which designation of a conservation area 
gives is the ability to prevent demolition until a 
replacement building of appropriate design has been 
approved. Moreover, in order to discourage 
unsightly gaps through redevelopment, the 
Corporation wherever possible would wish to see a 
building contract in force for the replacement 
building prior to given permission for demolition. 

As far as listed buildings and structures are 
concerned (there are more than 450 in the City), the 
Corportion is responsible for their protecion and 
will therefore resist their deomlition, and give 
approval for alterations only where they do not 
detract from the building's special architectural or 
historic interest. This does not necessarily mean 
the freezing of listed buildings, since new uses can 
enable an historic building to be brought more up to 
date and serve the commercial city. In accordance 
with statutory provisions, the Corporation is also 
concerned about developments which may affect the 
setting of a listed building. Moreover, 
development close to St Paul's has been constrained 
in its height for many years and there is no 
intention to relax this policy as it was strongly 
supported during public consultation. Similarly the 
Monument is important in the City townscape and 
views to and from it are subject to special control. 

In conclusion, let me emphasise the main objectives 
of the Corporation:-

1) In the City our primary intention is to 
facilitate the provision of good quality 
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PROBLEMS OF DEFINITION 
The Planning Perspective 
by Michael Cassidy; Chairman of the Planning 
Committee, City of London. 

INTRODUCTION 

Mr Chairman, I must first thank you for your kind 
introduction and for the invitation to speak 
today. As Chairman of the City Corporation 
Planning Committee, I am always keen to communicate 
our ideas and policies particularly in relation to 
the Local Plan for the City which was approved in 
March. I congratulate the Urban Design Group and 
the Polytechnic on their having taken the initiative 
in organising this one day conference. 

The draft version of the City's local plan was 
published for public consulation in November 1984. 
Over 1,500 comments were made by ratepayers, other 
authorities and members of the public. Although 
many policies were welcomed and supported, others 
were opposed. Changes have been made as a 
responsible reaction to comments received, and some 
of these I will explain later. 

The Plan is now on formal deposit and comments or 
objections are to be submitted by 3rd July. We 
anticipate receiving some objections which will not 
be withdrawn by negotiation. There will follow a 
public enquiry at which an Inspector appointed by 
the Secretary of State will hear objections and 
report with any recommendations. These will then 
be considered by the Corporation as local planning 
authority. 

BUSINESS BACKGROUND 

Redevelopment of the City is reliant upon the 
success of the businesses which make up its 
framework. Many of the historic buildings in the 
City reflect past centuries of thriving commercial 
activity and the continuing pressure for 
redevelopment is itself proof of its continuation 
today. 

Pre-eminent among these activities is international 
finance in which the City of London leads the 
world. But other related activities must not be 
forgotten such as insurance, shipping and the 
commodity markets. In the context of international 
finance London has many advantages which are not all 
shared by other rival centres:-

1) It stands in the time zone between New York 
and Tokyo. 

2) It has an enviable body of knowledge and 
expertise built up through centuries of 
commercial dealings. 

3) The various markets and service businesses 
enjoy a high degree of physical proximity in 
their activities so that face to face contact 
is encouraged. 

4) It has a well-developed public transport 
network with 7 British Rail termini, 11 
underground stations and 47 bus services. Not 
forgetting Heathrow Airport, the world's 
busiest international airport. 

It must also not be forgotten that the City also 
offers an historic character which foreign 
enterprises find attractive. 

The development of commerce which I referred to 
earlier is undergoing a particularly active phase at 
present with the deregulation of the Stock Exchange 
which involves the:-

1) abolition of fixed commissions; 

2) merging of brokers and jobbers; 

3) demand for new capital and mergers with banks. 

What type of buildings are now demanded by the 
financial sector? 

1) The design of buildings must be flexible, 
capable of adjusting to the needs of occupiers 
in this period of rapid change. Flexibility 
in this context means adequate floor to 
ceiling heights to accommodate false floors 
for cabling and false ceilings for 
air-conditioning; a minimum number of columns 
so as to increase the degree of visual contact 
where this is important; it also means broad 
open floors rather than narrow tall 
buildings; with one portion of each floor 
possibly set aside for upgrading whilst the 
others are still being used for the firm's 
activity. 

2) The design must accommodate new technology. 
Current financial business is reliant upon 
computers and telecommunications and the new 
buildings must be adequately served by these 
important elements. 

3) There does seem to be a move towards 
shorter-life buildings that can be erected 
quickly, are adaptable to tenants' own needs 
and yet have an acceptable design - we would 
be reluctant in the City to forego quality of 
design to achieve a given expansion in the 
office stock. The only exception might be 
for short term needs, for which a temporary 
permission might be given. 

4) It must be said that location is of less 
importance than before. Developments in 
technology permit close contact between 
businesses via communication lines and the 
computer chip is replacing the need for 
delivery of copious amounts of paper between 
businesses. 

The Corporation is determined to provide the 
conditions which allow the City to thrive as a 
centre of international finance and business. The 
City contributes significantly to the wealth of the 
country, but competition ensures that there is 
nothing guaranteed in the leadership of London in 
this respect, hence the need to continually adapt 
and develop in the fast moving world. It is the 
Corporation's role to provide the context in which 
businesses may grow and adapt, but at the same time 
maintain the unique character and heritage of the 
City's townscape. 

MAIN OBJECTIVES 

In recognition of the primary role of commerce in 
the City's activities, the new local plan adopts as 
its first policy the encouragement of office 
development to maintain and expand the role of the 
City as an international financial centre. Moreover, 
encouragement will be given to development which 
meets the needs of new technology, and which 
facilitates flexibility in office layout and use. 

The main changes from the 1984 version of the Plan 
are concerned with laying particular stress on the 
City's prime function as an international financial 
centre, as well as modifying or removing earlier 
policies which were not considered to be valid or 
necessary. In addition the opportunity has been 
taken to re-arrange and re-word some of the policies 
which were misunderstood, particularly on the 
subject of conservation. 

Demand is often difficult to identify precisely, but 
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Royal Exchange, London Exterior Front 

Plan 
The classical form of the Royal Exchange symbolises 
a great commercial institution while its perimeter 
harbours small shops. 

Coliseum St. Martins Lane 

Alternatively such large buildings need not be free 
standing but might be buried within city blocks and 
make their appearance emblematically on street 
frontages like churches and theatres do. 

Development Studies 

The ideas represented by these development 
studies sections can be likened to a game of 
dominoes in which each piece mediates between 
those on either side. 

The sections suggest further ways in which large 
buildings can be reconciled with smaller scale 
streets. Office activities are above street level. 
Existing buildings are complemented by new ones of 
the same scale which protect the street from down 
drafts and visual dominance. 

White Collar Environments 

Large scale and small scale could co-exist 
deliberately in dramatic juxtaposition. The 
scale of local transactions would be that of 
shop window, doorway and door bell, immediate 
and usable and tactile. The scale of foreign 
transactions would be that of the galleria, 
the circus and the mercantile palace. 
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Places like Gray's Inn, which do not offer local 
transactions nevertheless are pleasant, perhaps 
because they offer a combination of the quiet, 
temperate, green and well scaled, and there is a 
public respect for the special activity which the 
place represents. 

Grid Plan 

In this study, figure and ground have been reversed 
to form a grid of offices around a series of urban 
squares. Building height is down to five storeys. 
The Milan Galleria has been taken as the model for a 
great retail and business arcade containing a canal 
connecting Greenwich to the city which offers water 
transport within the scheme. 

What could be the significance of the 
environment which offices themselves make? 

City streets impress through the architectural 
presence of institutions which classical 
architecture was able to represent. Speculative 
modern architecture has lost that capacity to 
represent great commercial institutions. 

[23] Venetian Palaces: 

Palazzo Grimani 
The appearance of Venice is largely to do with 
the presence of commercial institutions -
mercantile palaces, which represent families and 
their transactions. 

Lombard Street 

Finsbury Circus Britannic House 
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The arrangement of offices around glazed courts is 
inherently dense and enables high commercial plot 
ratios higher than Canary Wharf to be achieved in 
buildings in scale with their surroundings. 

[17] Spitalfields Market Scheme (1979) 
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Post Big Bang 

How can office buildings, with very large 
horizontal dimensions to accommodate dealing 
floors, respond to these considerations? 

[18] ! 

Model 
Canary Wharf looks set to be an isolated business 
community massively out of scale with its 
surroundings. 

[19] 
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Spitalfields Market Scheme (1979) 

Radiant heat loss from the offices combined with 
glazed roofs temper the public environment. One can 
say that the open space of the site has been "double 
cropped" - it provides an engaging city environment 
for the offices to look into and useful and 
enjoyable places for pedestrians. Local and 
foreign transactions have been reconciled and 
complement each other. 
The scheme is surrounded by flats over shops. 
Housing and shops have more claim on the surrounding 
streets than the offices. 

View of Bloomsbury 

The traditional urban pattern of Bloomsbury could be 
adapted to accommodate all the floor space of Canary 
Wharf in seven storey construction. In this study 
the back gardens of residential blocks are infilled 
to create large office floors from street to street. 
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[12] [15] 

Ground Basement 
Smithfield Workspace Study St John Street 
This project by MacCormac Jamieson and Prichard 
takes the Spitalfields idea further and proposes a 
community of small businesses penetrated by a 
public space. The image of the office has 
been converted from mill to Kasbah. The ground 
floor contains retail, a restaurant and bar. 

[13] 

Burlington Arcade Piccadilly Arcade 

Ariel View 
Spitalfields Market Scheme (1979) 
Census Plan 

- C 

This 1979 study set out to bring offices into a 
beneficient relationship with a historic part of 
London. Like the analysis of Venice, referred to 
earlier, it took as one of its themes, the idea of 
vertical separation of uses, with shops and small 
businesses at ground level and offices above. At 
ground level it locks into the street pattern of the 
area and offers a mosaic of small uses which could 
be compatible with those in the surrounding streets. 

[16] 
Second Floor Perspective 
Smithfield Study 
The upper floors, like the galleries of a theatre, 
participate in the central space from which the 
scheme gets its character. This is the public 
place by which the scheme is known and which its 
name would conjure. 

— — 
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The Burlington & Picadilly Arcades are such places, 
named places from which the retailers gain their 
identity. Small businesses could gain identity in 
the same way. 
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Typical floor plan 

Spitalfields Market 
Scheme (1979) 

Photo of Model 
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Although self contained office buildings, both 
Johnson Wax and Central Beheer have characteristics 
of larger communities, housed in a cluster of 
buildings. The office is more like a town. 

Axonometric 

Although this is a local government building with 
limited public access, it sets out to characterise 
those departments it contains by clustering the 
offices around double height clerical spaces. Like 
market squares in a town, the clerical spaces are 
the places of interchange upon which the ccmmunity 
of each department focuses. 

[11] 

MacCormac 
This is a working community of small businesses 
which is, in a sense, a cul de sac off the street. 
It contains an art gallery and can be envisaged as 
an arcade, with openings at both ends. 

Johnson Wax Building Interiors 

Spitalfields Workspace Interiors 

Jamieson and Prichard's own offices. 
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Analysis of Square 

If traditional city arrangements are 
desirable, how can office buildings be 
absorbed into comparable new arrangements? 
There seem to be two approaches. One is to 
look at the origins of the office as an 
industrial building type and to ask to what 
extent has that predisposed developers to 
consider not only its activity but its 
architecture as hermetic. The other approach 
is to ask whether certain kinds of activity -
those of small businesses and services and 
professional firms - might not be more 
appropriately found in buildings with 
characteristics of the market place rather 
than the mill. 

Wootton-under-Edge New Mills 

The interior of offices of the Chicago boom of the 
1880's is a direct descendant of the cotton mill in 
terms of spatial arrangement, structure and 
deployment of work space. 

Empire State Building 

Interior Lobby 

The tradition continues through the 20th Century. 
The white collar worker is encapsulated in a 
bureaucratic system of production which has no 
relationship with the outside world. Yet there is 
no reason why the building type should continue to 
be thought of as isolated and free standing. 
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National Westminster Training Centre 

Similarly the advance of major city institutions 
into the East End has resulted in the destruction of 
street frontage and street related activities which 
have been replaced by large scale buildings, 
unrelated to the street, which house regional or 
national functions, in this case the National 
Westminster Bank Training Centre. 

These changes in the nature of cities are 
deeply political, for cities represent 
opportunity. Changes such as these raise the 
question of 'whose opportunity?' Places like 
the City of London represent opportunity for a 
specific interest group and we have to decide 
to what extent special interests should 
prevail over the environment as a whole. 

[5] 

The city was once thought to be fitting background 
to theatre. The colonnaded streets of ancient cities 
recognised the idea of the city as a place of public 
transactions, political, commercial and personal. 

We like places surrounded by opportunities; shops, 
businesses and restaurants inhabit the lower level 
of the periphery while other uses with less demand 
on public space are located in the upper levels. The 
mixture of uses in old communities takes place in 
cross section as well as in plan and the urban 
pattern as a whole is characterised by changes of 
intensity in transactional use from the frenetic 
atmosphere of markets and dense shopping streets 
through to precincts of quieter public or private 
character. 

Venetian Square 

Teatro Olympico Vincenza 
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CASE STUDY 
The Humane New Urban Environment 
by Richard MacCormac, Partner 
MacCormac, Jamieson and Prichard Architects. 

Office buildings are a most unpopular building 
type and the subject of this talk was to 
investigate the ways in which the economic 
activity of offices could be reconciled with 
urban situations in which smaller scale 
transactions occur. 

The large office building in relation to small 
industrial and retail activities symbolises 
the financial and political division of power 
between large scale capital investment and the 
small tradesman and shopkeeper. The office 
represents transactions which are national or 
even global whereas shops and small businesses 
represent transactions which are local to the 
immediate community and the casual user of the 
city streets. Offices have nothing to do with 
locality except in the sense that they are 
economic pump primers. 

The following narrative looks at the efforts 
of conventional offices on their surroundings, 
explores their origins as an industrial 
building type, looks at alternative precedents 
for the white collar environment and suggests 
various relationships between offices and 
their urban context. 

Euston Tower Whitechapel High Street 
- Sedgewick Centre 

The office building type, as represented by the 
Euston Tower and the Sedgewick Centre in Whitechapel 
are introverted blocks, isolated from more convivial 
surroundings by major road systems. 

Cutlers Gardens 

Cutlers Gardens in Spitalfields adjoining Petticoat 
Lane, demonstrates the failure of an office building 
to relate to the street - here an elderly woman is 
about to be blasted by the extract vent fran an air 
handling plant - the building's contribution to a 
street scene which is characterised by lively street 
markets. 

Charlotte Street 

Fitzroy Street demonstrates the effect of single use 
office buildings encroaching upon traditional street 
activity. The offices represent the national and 
international activities of the professional and 
business world, while the traditional mix of 
Charlotte Street offers both the local population 
and passersby goods and services such as food, DIY 
shops, newspapers, restaurants, pubs and so forth. 

East End Market 
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FUNDING 2 
Public Finance 
Extracts from a talk by 
Dr Nicholas Falk, Director ORBED 
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The tide has turned against our industrial cities. 
Motorways make industry favour peripheral locations, 
and new telecommunications make central con-
centration irrelevant. Brain works, and not manual 
workers, are now the key resource. Global, multi-
national companies dominate industry and finance. 
The second industrial revolution is upon us. 

Therefore, older urban areas will have to fight to 
survive. Private finance, however, follows the 
'safety first' rule, and public finance is limited 
and concentrates on 'worst first'. As such, local 
authorities must fill the gap by packaging funds and 
promoting strategies which turn the tide back again. 

The so called problems of redundant buildings and 
derelict land can, and must, be seen as 
opportunities. Vacant premises offer cheap, 
flexible space where new companies can grow quickly 
(eg. Digital's Mill in Massachusetts); large areas 
of vacant land can become new urban villages where 
people can live, work and play (e.g. London 
Docklands); and vacant 'prestige' buildings can 
provide what Rouse calls 'festive market places' 
(e.g. Covent Garden). 

Public finance is potentially available for well 
thought-out strategies and projects. For example: 

1) MSC Community Programme funds are available 
for 'greening' the city and creating new 
'breathing spaces'. 

2) English Tourist Board funds are available for 
tourist projects and visitor attractions. 

3) English Heritage funds are available for 
comprehensive restoration schemes to Listed 
Buildings and Conservation Areas. 

4) Urban Programme funds are available for 
innovative development projects and 
feasibility studies. 

5) European Regional Development Fund aid is 
available in Assisted Areas to match existing 
public investment. 

Private consultants can help in the process of 
public investment by acting as enablers. They can 
devise regeneration strategies, as has been done for 
Exeter's riverside; they can set up improvement 
associations and development trusts, as in 
Fitzrovia, Camden, Sowerby Bridge, etc.; and they 
can promote new images for old areas, as in Little 
Germany (Bradford's historic merchant quarter). 
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The following list is offered as an irreducible minimum and a starting 
point for discussion. The form of the "good city" should offer its 
inhabitants: 

1 A variety of activities and experiences. The best urban places offer a 
mixture of uses; living, working, shopping and playing all gain from being 
linked as opposed to being zoned and separated even if narrow sectional 
rules of optimal efficiency are transgressed. 

2 Access to different activities, resources, information and places for all 
sectors of the population. The city should be permeable to all regardless 
of age, ability or income. It should ofTer choices in terms of mobility and 
be appropriate to pedestrians, cyclist as well as car driver. 

3 Protection and security together with shelter and comfort. The gains in 
public health must be maintained but new consideration of surveillance 
and safety have also to be considered. 

4 The opportunity for people to personalise their own surroundings. An 
environment should provide private spaces offering the opportunity for 
personal expression and public spaces robust enough to accommodate 
changes by their users. 

5 The town must be clearly understood by and stimulating to its 
inhabitants and users and its form must be responsive to the distribution 
of activities and patterns of movements. 

The characteristics outlined above derived from many streams of thought 
about the physical form of towns. The diverse ideas of Jacobs, Lynch, 
Cullen, Krier, Barnett, Hillier, Newman, Appleyard and others underlie 
these concepts and give them some authority. We believe that they can be 
realised. They form the background to this Agenda which both identifies 
the URBAN DESIGN GROUP and appeals to a wider public as the 
legitimate ends of our activity. 

POSTSCRIPT 

These summaries and extracts show why the environmental professions 
use the Urban Design Group's activities as THE forum for debate of urban 
issues. 

To continue its role: as a stimulating and inventive influence it requires 
the collaboration and support of yet more people with an urban 
perspective; f '-^N-.-r 

Membership of the Group can be had for £10.00 per year through the 
enclosed application form and standing order mandate. Help in the 
achievement of the Urban Design Group's objectives by Joining it now! 

Arnold Linden 
Chairman 

URBAN DESIGN GROUP 
17 Hatton Street 
London r 
NW8 8PL 

01 723 7772 



CONFERENCES 

"White Collar Factories" Richard McCormack 

We like places surrounded by opportunities; shops, 
businesses and restaurants inhabit the lower level of 
the periphery while other uses with less demand on 
public space are located in the upper levels. The 
mixture of uses in old communities takes place in 
cross section as well as in plan and the urban pattern 
as a whole is characterised by changes of intensity in 
transactional use from the frenetic atmosphere of 
markets and dense shopping streets through to 
precincts of quieter public or private character. 

UDG Conference 1986 

"Mending the City" Joe Holyoak 

Alienation, as I understand it, has two meanings -
one 's psychological and one 's legal. The 
psychological one is to do with an urban context, 
with the way we've built environments for ourselves 
which alienate us, the people, from the environment 
and also from each other. It makes strangers of us. 
The legal meaning of alienation refers to an 
expropriation of something away from someone. I 
think in the context on "mending the City" those two 
meanings overlap. 

UDG Conference 1983 

REGIONAL EVENTS 

Urban Design Awayday Jeff Bishop 

"Among the consultants' recommendations for the 
area East of the river in the centre of Bristol were 
the following: offices, shops, open space, a restaurant 
at water level, a heliport and a site for the Olympic 
Games." 

No, this is not a "real" report but just one outcome of 
a day spent by sixth formers from the Avon area in 
the centre of Bristol tackling planning, architectural 
and urban design problems. QuAfc&es ffjaks 

STUDY TOURS 
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selection equation, it is usually avarice that wins. 

II) Land prices are so high now that delays can 
mean immense sums of interest are paid out, which 
consequently means cutting in construction costs. 
Planning authorities are responding relatively well 
in their consideration of planning applications. 
Building agreements/project licences unfortunately 
take longer, and I feel strongly that the timescales 
under road closure procedures under S209 of the Town 
& Country Planning Act 1971 need re-considering. Why 
can't planning and road closures to some extent run 
in parrallel, and why does it take at lease 7/8 
months to go through the procedures? 

III) The Government through its circulars are 
requiring planners to let the architect express 
himself. I won't stifle him, so architects, it's 
up to you. 

THE URBAN DESIGN GROUP 

The Group was founded in 1978 and has a growing membership from all 
the environmental professions both in the public and private sectors and 
in the academic world. It has been accorded charitable status and it's 
Urban Design Quarterly is registered at the British Library. 

Its principal objectives are: 

To promote high standards of performance and interprofessional 
cooperation in planning, urban design, architecture, engineering 
and landscape design in Great Britain. 

To educate the relevant professions and the public in matters 
relating to Urban Design. 

To help achieve a higher quality environment. 

If you are not already a member and would like details please contact 
either: 

John Peverley 
Honorary Treasurer and 
Membership Secretary 
21 Western Road 
Branksome Park 
Poole 
Dorset BH13 7BQ 
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the provision of housing, shopping, community and 
leisure facilities in conjunction with office 
development, or the retention and maintenance of a 
listed building. In dealing with proposals for 
development, regard will be given to such factors as 
the capacity of the highway network, the amount of 
unoccupied offices, outstanding commitments and the 
proportion of the overall provision for office 
development remaining. 

Small scale development (under 500 sq metres) will 
normally be allowed in appropriate locations both 
within and outside the town centres. This type of 
development will help to provide suitable premises 
for firms providing local services. 

LOCATION OF OFFICES 

Structure Plan policies concerning the location of 
offices raise a number of questions. Should major 
office development be concentrated in town centres? 
Should independent office uses be permitted in 
industrial areas and other surburban locations or on 
sites in rural areas? Should the County Council 
continue to enforce strict floorspace controls over 
the amount of office development, whilst allowing 
more freedom for the establishment of other uses or 
a mixture of uses in industrial areas? Will firms 
move elsewhere if they are not allowed to move away 
from congested town centres or to concentrate 
various functions on one site? There is certainly 
a degree of conflict between the wish to restrict 
offices to town centres whilst seeking strict 
floorspace controls to limit the impact of 
development on the built environment and the 
congested highway network. 

The reasons for continuing to concentrate the 
majority of office development in the main town 
centres, as opposed to peripheral locations in the 
County, may be summarised as follows:-

1) Major office development will in many cases 
help to facilitate desirable development in 
the town centres, secure highway improvements 
and the provision of additional housing, 
shopping and community and leisure facilities 
in conjunction with development. 

2) Many companies need to be in town centres to 
be close to their customers, suppliers and 
competitors. The main town centres also 
serve as focal points for train and bus 
services, and are the areas where supporting 
financial, professional and legal services and 
shopping facilities are concentrated. 

3) Strong pressures for major office development 
are likely to continue in the town centres. 
If major office development were to tie allowed 
elsewhere as well, it would be difficult to 
contain floorspace increases within the 
provisions proposed in the Draft Replacement 
Structure Plan and to allow seme scope for 
small scale office development. 

4) Major development can generally be 
accommodated in the town centres without the 
environmental problems likely to be 
encountered in locations elsewhere; certainly 
in rural areas whefe local services and the 
road network are generally inadequate to cope 
with a significant amount of additional 
development. In many cases development may 
not be of a sufficient scale to warrant the 
investment necessary to improve facilities and 
infrastructure over a wide area. 

5) Allowing independent offices, and uses in 
which offices are the predominate component, 
in industrial areas may lead to greater 
pressures on local services and the highway 
network and less land being available for 
industrial/warehousing uses. In particular, 

there is likely to be even less opportunity 
for the retention or establishment of the more 
traditional types of industrial/warehousing 
use or the provision of small industrial 
units. Office development would likely add to 
the upward pressure of land and rental values 
already apparent in many industrial areas in 
the County as a result of demand from modern 
industrial uses. 

OFFICES IN READING 

Reading is the main office centre in Berkshire and 
the business capital of the Thames Valley with 
nearly one-third of the total office floorspace in 
the County. The total office stock increased by 
28% in the eight years between 1976 and 1984. 
Outstanding commitments currently total 130,000 sq 
metres of offices to be built as part of the 
re-development of Reading Station. 

What has been the effect of this growth? It has 
undoubtedly added to the serious traffic problems in 
the town centre and on the radial routes into the 
town. Road improvements have not- kept pace with 
development and the increase in traffic. Work on 
the Inner Distribution Road was restarted last year 
after a break of 15 years and is scheduled for 
completion in 1988. This will enable significant 
environmental improvements to be achieved in the 
town centre with the removal of through traffic. 
However, critics of the scheme suggest that it will 
in places be visually intrusive, will create a 
significant physical osbstacle close to the central 
area and will generate more traffic along the 
already over-crowded radial routes. Further road 
improvements are planned in Reading including a 
third Thames bridge and the establishment of a new 
east to west cross town route, but these schemes are 
not yet programmed. 

There is some evidence that some prospective tenants 
are being lost to Reading as a result of traffic 
difficulties. For example, a company involved in 
supplying and maintaining software products recently 
took an office building in Newbury; with 
'difficulties about getting into the centre of 
Reading' being given as one of the reasons for going 
there. 

Office growth has also added to housing demand in 
Greater Reading where nearly 10,000 dwellings have 
been built during the past ten years, and it has had 
a significant impact on the urban environment 
through increasing noise levels, pollution and 
unsatisfactory changes being made to the quality of 
the environment and the character of the town. 

CONCLUSION 

The quality of design varies considerably depending 
upon the developer's circumstances, the attitudes of 
funding institutions and the planning situation. In 
the past, a relatively low priority has been 
accorded to high quality design, but there is 
evidence of a growing awareness of its importance 
with tenants becoming more discriminating. However, 
good design often makes very little difference to 
rents, and many developers and funding institutions 
often wish to see a 'safe' design with an appeal to 
a wide range of prospective tenants. Therefore, 
the greatest quality and flair is often shown in the 
design of custom-built, owner occupied premises. 
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FUNDING 1 
Private Finance 
by Mike Bignell, Director of MEPC Development Ltd 

INTRODUCTION 

I am going to try and persuade you by the end of my 
speech that the Developer is a caring member of 
society, who has a major role to play in the 
improvement of the environment, and not the 
destroyer of buildings and the environment. It 
should be remembered throughout this speech that I 
am employed by a publicly quoted property company, 
whose goal is to make profits using other people's 
money and to satisfy and excite the shareholders and 
potential investors in the company. MEPC is the 
second largest property investment company in the 
United Kingdom with worldwide assets of £1.6bn and a 
current development programme of £500m. 

TYPES OF DEVELOPER: 

There are, I suppose, four distinct types of 
property developer: 

(1) The Project Manager 
(2) The Trader 
(3) The Property Investor 
(4) The Institution 

Their modus operandii is different, and the way they 
take their reward is also different, but they all 
create wealth by the construction of buildings. 
Because this is probably a topic on its own, I am in 
this address, going to concentrate on the role of 
one, the Developer as a long term investor in 
property, which is the role MEPC plays. The risks 
are greater but potentially higher rewards are 
available. 

THE INVESTOR 

The Investor uses substantially his own money and 
receives his reward from a combination of rental and 
asset growth. Property has to "perform" in these 
terms to maintain its attractiveness, and this 
performance is only sustained through active and 
positive management, which I will refer to from time 
to time to show how it is not only the Developer but 
also the Estate Manager who contributes to the urban 
environment. 

TYPES OF FINANCE 

Before describing the types of finance available it 
should be noted that the choice of money will depend 
on:-

(1) Location 
(2) Quality 
(3) Size of package 
(4) Institutional acceptability 
(5) Likely occupation 
(6) Type 
(7) Cashflow 
(8) Yield 

I) Traditional Funding 

Bank loans, sale and leaseback (top slicing), side 
by side, forward sale, joint ventures, 
unitisation/securitisation. 

II) Raising Funds in the Financial Market/Non 
Specific Funding 

Care has to be exercised in selection of the 
particular method to ensure that the timing is right 
and opportune in the market. The principle 

alternatives to choose from are debentures right 
issues, money market, bonds, mortgages, your own 
money. Only the latter is likely to involve the 
snail personal investor, but because of the amounts 
involved i.e. £25m to £200m, banks, insurance 
companies, pension and investment funds provide the 
lions share. 

MEPC has raised £325m in the money market this year 
by successfully launching two unsecured Eurosterling 
Bond Issues, and a £200m seven year unsecured bank 
facility arrangement, which was and I believe still 
is, the largest "Tender Panel Facility" yet 
arranged. 

III) There has also been a lot of press comment 
recently on "unitisation" and "non-recourse 
financing". The former should be particularly 
encouraged; as with the size of new development 
projects, the financial risks need to be spread. 

IV) "Joint Ventures" - are becoming more popular, 
as consortiums of developers, contractors and 
developers join together using their expertise and 
finance and also, where applicable, arranging 
external funding to implement schemes, especially in 
the City of London. 

I find talking about money boring, I just like to 
spend it! A housewife at heart, but I must use 
skill, judgment, care and clairvoyancy, not 
spontaneity in how I use the money. 

Whatever I spend, it must be spent wisely seeking 
the advice from the consultant team I have built 
around me to help me appraise and assess how to 
maximise the potential from a site. This does not 
mean maximisation of "profits" to the exclusion of 
everything else. 

I will come back to the "team" later on. 

HISTORY 

I would like to re-cap for a few minutes on the way 
private finance has been spent by the Developer over 
the last 40 years since the Second World War. 

For the first half of this period nearly all 
property companies adopted the role of a "Trader", a 
promoter of development situations. Not a "dying" 
breed. Sane of the newer highly successful and 
respected developers fill this role today, but I 
believe there is a difference in attitude which may 
become apparent. 

The Trader may use some of his own money, take a 
partner or "forward sell" the completed development 
to institutions. The principle is that the scheme 
will be sold when complete and let which gives rise 
to a capital profit. This capital profit is then 
shared between the parties. He is completely 
severed from future management. 

The Developer takes his cut and travels along the 
road "sniffing" out the next deal. 

This period of development to me produced some of 
the worst buildings in British architectural 
history. It was pre-refurbishment and the doing of 
a Rodamco, sorry Haslemere. 

But let us consider what we had to work with. 
Immediately after the war there was an acute 
shortage of office space. Especially in the City 
of London and the heart of our major towns which 
suffered badly at the hands of the Luftwaffe. There 
was a shortage of building materials, and building 
materials were, I believe, in fact rationed. 
Industry was re-gearing following the manufacture of 
armaments, planes, tanks, etc. 
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The crying need was for "space" in which to work, 
hence the temporary planning consents for office 
purposes in the City of Westminster, the planner 
came into his own, using the Town and Country 
Planning Acts of 1947 and 1962. He wanted to 
create space at ground level - parks, new roads, 
urban motorways, increased housing, all in the new 
urban environment. The two requirements were met 
by the developing agencies by providing "space" in 
the air, in tower blocks. 

What could the architect build with? Concrete was 
available, as were a few "short lived materials" 
which could be used as decoration for spandrel 
panels. There was little st jpe or incentive to 
produce an interesting street scene or to model the 
facade. It was a period of uniformity in 
architecture and development, where the developer 
found he didn't have to consider his market too 
deeply. Any office space would let - what's a 
specification, what's a void, let's see how much we 
can make. It may sound cynical but it is probably 
very near to the state of the market. 

During the period "space" was also being explored by 
man, and technological advances were being made -
computers, new materials, satellites communications, 
all of which we have now grown accustomed to as our 
every day tools of work. 

In the latter part of the 1960s there was a growing 
awareness from planners that the Developer was 
making too much money from planning consents 
granted. The expression "planning gain" crept 
in. The Developer was asked to finance municipal 
car parks, libraries, open space, road improvements, 
leisure facilities, walkways etc. and the Section 52 
Agreement became standard drafting. A number of 
these elements were divorced from the site to be 
redeveloped. The Developer, however, still wanted 
to maintain his profit margin because the fund 
wouldn't lend him money if he didn't achieve a 
satisfactory yield. So the specification suffered. 
During this period the Tenant began to want 
somewhere pleasant in which to work, so it was the 
envelope, facade, elevation, call it what you will, 
that had money trimmed out of it. 

The public wanted more say in the type of 
development they wanted to see - public 
participation grew out of the Skeffington Report in 
1968. As we moved into the early 1970s, the public 
became appalled at the profits made by publicly 
quoted property companies especially from office 
blocks (some still empty) and began to demand their 
share. 

With the birth of the White Paper "Land" published 
in September 1974, and the advent of the Community 
Land Act, along with other economic factors, 
development came to a virtual halt, as developers 
scrambled for survival. 

The architects on the platform may disagree, but up 
to this point it was not a particularly stimulating 
period for architecture, with perhaps a few notable 
exceptions in the city - the Commercial Union and 
P.O. buildings in the city which I feel have stood 
the test of time, even though the latter is 
undergoing a major refurbishment. 

Since the "dark ages" of the late 1970s the 
Developer has become more aware, maybe out of 
conscience, of the role his building will play in 
the community. People will not put up with a "slag 
heap" next door. Continuous care and attention, 
repair and modernisation of buildings is required. 
The estate managers, as well as developers, now like 
praise and appreciation. We still must produce a 
functional building. Capital surplus, acceptable 
yield and profit have to be achieved. 

TODAY 

Tenants also wish to be associated with "prestige" 

buildings. The office space they occupy portrays an 
image to their customers and is an essential part of 
their P.R. The internal environment is also 
important as well as the external appearance. 
Workers demand pleasing conditions, well laid out, 
pleasantly lit, carpetted, air conditioned space. 
The trip to the toilet has got to be a pleasure. 

At work we rely upon VDUs as an essential source of 
information and technical aid; we don't want to 
trip over messy wires and so the cables and power 
distribution are laid under the raised floor. People 
associate plants and foliage with a pleasing 
environment, atria and planted reception and 
circulation areas are becoming standard. If 
something within the building malfunctions, the 
tenant wants it repaired as soon as possible; on 
site, building managers have been installed to 
ensure an instant response as this is an essential 
part of the developers/investors PR. 

THE URBAN ENVIRONMENT 

I mentioned earlier S52 Agreements, and the 
conscience of the Developer. As a company we 
consider that our buildings should be part of the 
community and integrate in the urban street scene. 
We wish to see an improvement in the quality of the 
environment in which our buildings sit. This is 
the way we make our money - through continued rental 
growth. I am sure you all appreciate that an 
investor loses money from the completion of the 
scheme to the first rent review - deficit 
financing. Therefore I wish to discourage Planning 
Authorities from diverting money under a S52 to 
other parts of the town. 

Therefore "within limits" or should I say, financial 
constraints, we like to offer the "community gains" 
to the authority, and in a minute I will refer to a 
case study which has not yet received consent, but I 
believe is a good example of what I am trying to put 
across. 

Development is a "team" game. I rely on Architects, 
Structural Engineers, Quantity Surveyors and Agents 
to give me advice. I have to assimilate the 
information, assess the risks and make a judgment. 
Remember, the Developer doesn't make a penny until 
the building is fully let. Developers respond to 
market requirements and to encouragement from public 
authorities (i.e. docklands and enterprise zones 
where public and private finance work together), but 
he also has to anticipate the market ("tenants 
requirements") at the end of the development period. 

On the other hand I must not employ the dog and bark 
myself. He is my architect. I like to control 
him (as he should control my costs), but not 
suffocate him. He is the creator, the artist. 

I am the financier, the ringmaster, the one man 
circus, juggling the figures, balancing initial 
capital cost against long term maintenance and 
running costs. Walking the tightrope until the 
building is let, flying by the seat of my pants, 
keeping all the balls in the air as well as going 
into the lion's den with the planners. 

CONCLUSION 

Private finance can contribute a lot to the urban 
environment in terms of working conditions and 
street scene, but the Developer needs help; he 
wants a reasonable profit, but he doesn't want to be 
taken advantage of, so that nothing ever happens. 

If the public and authorities want quality exciting 
buildings then leave some money in the kitty for 
architecture: 

I) Local authorities/public bodies dispose of 
their land holdings by tender. Unless finance, 
architecture and environmental gain are part of the 
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"Mending the City" Kevin Lynch 

We have great difficulty in bringing together social 
objectives and the environmental quality objectives, 
and also I think this is part of our culture to bring 
sensuous quality, I mean not only visual quality but 
the way things sound, they smell, the way they feel 
underfoot - to bring those in to ordinary planning 
decisions. 

URBAN DESIGN QUARTERLY No 14 

The City in the Movies Joe Holyoak 

The film industry and modern urban sociology grew 
up at about the same time, and both were prominent 
in the same two countries - USA and Germany, 
There are parallels between the two disciplines of 
film and sociology in both places, in the ways in 
which they attempt to explain relationships between 
people and between people and places. 

URBAN DESIGN QUARTERLY No 21 

LECTURES 

Report on: 

"Community Urban Design 
Assistance Teams" 

Richard Burton 

... his concern about the state of architecture, 
particularly its image among members of the public 
and its relevance to their everyday lives. It also arose 
from his conviction that the solution of urban design 
problems required a multi-disciplinary approach not 
unlike that adopted in his own practice. And he was 
also concerned that ordinary people were becoming 
divorced from the development process, the scale 
and complexity of many schemes is beyond most 
people's experience. 

Report on: 

1986 Kevin Lynch Memorial Lecture Leon Krier 

Krier is convinced that architecture and urban 
design Eire above economics and politics, and are on 
a higher level of civilisation. The architect has a 
moral duty he contended "thou shalt not zone is 
equivalent to thou shal t not kill". The 
architect/planner must have plans that do not allow 
the murder of the vitality of city life. 

Report on: 

"The Architect as Urban Designer" Terry Farrell 

Where the modernist scaled his city for machines, 
whether cars, trains or planes, the concern was now 
for a scale which took cognizance of the perceptual 
capacities and limitations of the human being. 



URBAN 
DESIGN 
GROUP 

forum for architects, town planners, engineers & landscape architects 
Reg. Charity No. 326123 

FOREWORD 
For prospective UDG members this second brochure of the Urban Design 
Group summarizes the wide range of continuing activities that the Group 
has initiated throughout the UK in its first 7 years. 

These events and publications are the Group's lines of communication 
with and between its influential and expanding membership. They are 
also used, publicly, to demonstrate and describe the force that urban 
design practice can have in the creation of a responsive future 
environment. 
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increase of a third since 1976. Recent demand for 
offices has arisen largely from two main sources. 
Firstly from electronics firms, including those 
concerned with the development, production, 
marketing and servicing of computers and computer 
software and telecommunications equipment, and 
secondly from firms providing insurance, accountancy 
and other business services. Examples of the 
former include Norsk Data in Newbury; Northern 
Telecom in Maidenhead and ICL in Reading; of the 
latter, the Prudential, Sun Alliance and Thornton 
Baker (accountants). The image of so-called 'high-
tech' development in the Golden Triangle or M4 
corridor, often portrayed by property developers and 
agents, is one of modern high specification premises 
set in low density parkland settings. In fact, in 
Berkshire, electronics firms may be found in a wide 
variety of premises including town centre offices 
and converted factories as well as purpose-built 
premises in the major industrial areas. Nearly 40% 
of electronics or 'high-tech1 firms occupy office 
premises, mostly in the main town centres. 

Increasingly, electronics firms and other modern 
industrial uses are looking for flexible multi-use 
buildings with a high office content or 
accommodation built to office standards, with the 
flexibility to vary the proportion of floorspace 
taken by each use. In practice, the distinction 
between various uses is becoming blurred, and in 
many cases premises are being designed to enable a 
variety of uses to be accommodated. The current 
Government proposal to create a general business use 
class, if implemented, will no doubt facilitate such 
development. Already many developers and agents 
see multi-use buildings in locations outside town 
centres as a way of providing predominantly office 
type accommodation for firms not wishing to pay 
central area rents or endure the traffic problems 
encountered in town centres. In some cases it may 
be used as a method of getting round limits on new 
office floorspace. This option is open to many 
manufacturing firms, but not normally to firms in 
the service sector requiring central area locations. 

There has been a number of cases of firms moving out 
of London to office accommodation in Berkshire. 
This decentralisation was an important element in 
the late 1960s, early 1970s when up to 50% of new 
office floorspace was occupied by firms moving from 
the capital including Foster Wheeler, Metal Box and 
the Prudential. Between 1964 and 1975 some 7,600 
jobs were created by clients of the Location of 
Offices Bureau decentralising to Central and East 
Berkshire. 

Metal Box have in fact recently moved out of their 
headquarters building in Queens House, Reading 
following a management reorganisation which has 
involved the devolution of many headquarter 
functions to divisional offices and the technical 
department to Wantage. The move was apparently 
stimulated by trading conditions rather than any 
dissatisfaction with their Reading location. 

More recently, decentralisation from London has been 
less significant with the growth of locally 
established firms becoming increasingly important. 
The results of a survey published by Campbell Gordon 
earlier this year show that only 12% of their 
clients seeking office accommodation in the Thames 
Valley in 1985 were from Central London. However, 
last year, Blue Circle moved its headquarters to 
Aldermaston Court to the West of Reading from 
Portland House near Victoria Station, and Thames 
Water moved their remaining headquarter offices in 
London to Reading. Blue Circle have estimated that 
their move would reduce headquarter office running 
costs by 4.0%. Other reasons for choosing 
Aldermaston were: 

1) its excellent communications; 

2) the opportunity to bring together previously 
dispersed uses; 

3) the higher quality of life that staff would 
enjoy living and working away from London. 

DEMAND FOR OFFICES 

Demand for office premises remains high in all parts 
of the County, although it is difficult to assess 
how far demand is being met or frustrated by the 
amount, size and type of premises available. 
Refurbished or older offices are proving more 
difficult to let than modern high specification 
buildings in prime locations. 

Rents increase across the County eastwards. The 
most sought-after offices premises being in East 
Berkshire, in particular those based on country 
houses, are being marketed at rents equivalent to 
those in parts of Central London (e.g. up to £23 per 
sq ft). Many other types of office properties in 
Slough, Windsor and Maidenhead cost around £15-17 
per sq ft, and there is very little below £9.00 per 
sq ft, in that part of Berkshire. In contrast, the 
highest rents in Newbury are around £10 per sq ft 
and in Reading, some £13-14 per sq ft. 

At present, some 184,000 sq metres of office 
floorspace is being marketed in the County in 302 
units, which is equivalent to some 16% of the 
County's existing stock. About two thirds of the 
floorspace being marketed is new, although much of 
it is not available for early occupation, being 
still under construction or not yet started. The 
annual amount of floorspace let or sold during the 
past three years has remained steady, although there 
have been considerable quarterly fluctuations. 

OFFICE POLICIES 

The existing Structure Plans contain policies which 
regulate the growth in offices and generally 
restrict major development to specific town 
centres. Floorspace guidelines have been exceeded 
in all parts of the County, but only a few major 
developments have been permitted outside town 
centres, such as Blue Circle at Aldermaston, Norsk 
Data at Benham Park, Hurst Grove near Wokingham and 
offices for Bryants in Binfield. In all cases 
there have been exceptional circumstances justifying 
departures from policy, normally the preservation of 
a listed building. 

The replacement Structure Plan proposes the 
continuation of controls on the amount of office 
development through the use of office guidelines. 
Overall, the proposed provision for the 1984-1996 
period will allow development to continue at a rate 
only slightly lower than that occurring between 1976 
and 1984. However, in terms of completions, 
Reading and Slough could be 75% and 32% higher 
respectively, but all other Districts will be lower, 
by some 40% in Wokingham, 17% in Bracknell and 36% 
in Windsor and Maidenhead. 

The provisions in the Replacement Plan seek to 
balance the pressures and potential for further 
office development, and the need for additional 
local employment, with the need to control 
development to a rate compatible with other policies 
in the Plan. In particular, with those relating to 
the protection of the environment, housing 
development and improvements to the highway network. 

Within the overall provision, major office 
development (500 sq metres or more) will be 
generally restricted to the town centres of Newbury, 
Reading, Bracknell, Maidenhead and Slough. Windsor 
and Wokingham have been excluded from the list 
because of the sensitive nature of the built 
environement and the limited capacity of the local 
highway network. 

The County Council will expect significant planning 
benefits to result from major development such as 
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REGIONAL DIMENSION 3 
A High Pressure Area: Berkshire County 
by Ray Bowers, Principal Planning Officer, Royal 

County of Berkshire. 

INTRODUCTION 

I am a planning officer with Berkshire County 
Council, which is the strategic planning authority 
concerned mainly with the overall levels and general 
locations for development rather than the detailed 
design of offices. I shall be talking mainly about 
pressures for growth in Berkshire and the policies 
the County Council is adopting to help deal with 
them. However, at the end I shall look at the 
impact office development is having in Reading and 
Newbury illustrated with a few slides. 

agricultural use. The provision of adequate 
community facilities and services has often lagged 
behind growth. Development of all kinds, allied to 
increases in population, car ownership and vehicle 
usage, has added significantly to traffic congestion 
especially in town centres and on the main routes 
leading into towns. In some cases development has 
also led to unsatisfactory changes being made to the 
quality of the built environment and the character 
of settlements. 

These are some of the reasons why the County Council 
is seeking through the replacement Structure Plan to 
reduce significantly the overall rate of housing 
growth and to limit further office development in 
the County. 

SETTING THE SCENE 

Berkshire lies astride the M4 motorway, which 
provides it with a fast link to Heathrow and London 
to the east and Bristol and South Wales to the 
west. The main north-south communications are 
provided by the A34, which passes through Newbury, 
and the A33 which connects with the M3 motorway 
south of Reading. High speed train services have 
further enhanced the County's excellent rail 
facilities. In addition to fast frequest services 
to London (taking only 22 minutes from Reading), 
there are also good connections to the West of 
England, South Wales, the South Coast and the 
Midlands. There is also a regular service to 
Gatwick Airport. 

There are at present three approved Structure Plans 
covering distinct areas in Berkshire, and it is 
still useful to refer to these areas in describing 
the characteristics of different parts of the 
County, although the existing plans are now being 
replaced by a single County-wide Structure Plan. 
This replacement plan, which covers the period from 
1984 to 1996 was submitted to the Secretary of State 
for the Environment in January, and an examination 
in public is to be held in a fortnight's time. The 
three distincts areas are:-

1) Eastern Berkshire which is included in the 
Metropolitan Green Belt where restrictve 
policies controlling development apply. Most 
of the recent growth that has taken place 
occurred in the towns of Slough, Windsor and 
Maidenhead. 

2) Central Berkshire, which contains the towns of 
Reading, Wokingham and Bracknell, has been 
part of a major regional growth area 
identified in the Strategic Plan for the South 
East in 1970. However, there is increasing 
local opposition towards further major growth 
taking place as witnessed by the continuous 
vigorous campaign against 4,000 extra 
dwellings in Bracknell. 

3) West Berkshire is an attractive, productive 
rural area largely within the north Wessex 
Downs Area of Outstanding Natural Beauty. The 
main centres of population and employment are 
Newbury and Thatcham. 

Berkshire has grown rapidly for at least the last 30 
years, such that it is now one of the fastest 
growing and most densely populated shire counties in 
Britain. Between 1951 and 1981 the population of 
the County increased by almost 70% and some 137,000 
dwellings were built, thereby doubling the housing 
stock. Whilst growth has undoubtedly brought with 
it significant benefits, particularly in terms of 
improved living conditions and employment 
opportunities, it has contributed to a number of 
problems. Towns and villages have spread out into 
the surrounding countryside, often taking land from 

EMPLOYMENT TRENDS 

Between 1971 and 1984 employees in employment 
increased by 14% in Berkshire compared with a 2% 
decline in the South East and a 4% decline in Great 
Britain. Overall losses in manufacturing 
employment in the County have been more than 
compensated for by gains in distribution, services 
and office based employment. Berkshire has been 
particularly successful in attracting firms in the 
electronics industry and firms providing insurance, 
accounting and other business services. 

The electronics sector now directly employs some 
30,000 people, about 9% of employment in the County, 
and includes such firms as Racal, Ferranti, ICL, 
Digital and Hewlett Packard. Initially, firms were 
attracted to Berkshire largely by the presence of 
Government research establishments such as the 
Transport and Road Research Laboratory at 
Crowthorne, the Atomic Weapons Research 
Establishment at Aldermaston and the Meterological 
Office at Bracknell. The main considerations are 
now the County's excellent communications and the 
availability of suitably qualified staff. 

Much of the recent employment growth has resulted 
fran new firms setting up in the County. This 
growth, together with the loss of jobs in older 
firms, is changing the type of employment 
available. In particular, more manual and more 
highly skilled jobs are increasing at the expense of 
unskilled and manual work. An increasing mismatch 
is occurring between the skills required by 
employers and the abilities of local job seekers. 

In addition to shortages of professional/technical 
staff, many firms have difficulty in recruiting a 
wide range of skilled manual workers and 
clerical/secretarial staff. The shortage of the 
latter may reflect the rapid rate of office 
development in Berkshire in recent years and the 
resulting growth in demand for office staff. 

In spite of the number of new jobs being created and 
the reports of staff shortage, there remains a high 
level of unemployment in the County, although in 
relative terms Berkshire is in a more fortunate 
position than most of the rest of Britain. In 
March 1986 the official unemployment rate for 
Berkshire stood at 7.5%. This compared with 10.1% 
in the South East region as a whole and a United 
Kingdom rate of 13.7%. 

Unemployment is concentrated in the main urban 
areas, with nearly one-half of the total being in 
Reading and Slough. In these towns over 10% of the 
resident working population is unemployed. 

OFFICE DEVELOPMENT TRENDS 

In 1984 the stock of office floorspace in the 
County amounted to some 1,110,000 sq metres, an 
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F Block was designed for sophisticated environmental 
tests such as Radio Frequency Interference and 
Electromagnetic Compatability. These are buildings 
that simply could not be built and operated in 
Winchester without unacceptable compromises both in 
terms of function and townscape. 

Yet IBM Hursley does have satellites operating quite 
satisfactorily in ordinary speculative office 
buildings in Winchester. One such building houses 
the UK Scientific Centre which provides 
opportunities for co-operation between industry and 
academic institutions. Here it is more important, 
in spite of the advanced equipment used, to have a 
location in the town centre convenient to the 
railway station and other facilities where contacts 
can be made naturally and business can be transacted 
in conventional surroundings. While every work 
station has its own personal computer connected to 
IBM's world-wide network there are no raised floors 
or large trunkings, and apart from an occasional 
flex on the floor the technology appears to adapt 
very well to the traditional building format. 

I do not think that the reverberations of the Big 
Bang will reach as far as Winchester. If they do 
there are places to where they can be deflected. If 
the new technology attempts to make its mark on 
Winchester in the way that transportation did (to 
the detriment of the quality of the place) then it 
will be resisted. In conclusion, I believe there 
will always be businesses and business people who 
will want to congregate 'in the market place'. The 
special qualities of places like Winchester are as 
likely to endure as any, but should there be a 
reduction in office floorspace in the town that may 
be no bad thing, and there are plenty of people who 
will be prepared to move in and build their house on 
the sites of those former work places. 
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developed close working relations and who are not 
adverse to office development per se, has pointed 
out that there is no evidence to indicate that 
economic activity in Winchester is falling behind 
that in comparable centres, nor is there any 
evidence that traffic delays are significantly worse 
than in other towns. 

Indeed the annual property reports of Fox and Sons 
Commercial and of L.S. Vail and Sons indicate that 
in spite of planning and traffic restrictions 
Winchester remains a favoured commercial centre, but 
they are now reporting a dearth in the supply of 
office floorspace. There has been a parallel 
increase of interest in the South Hampshire corridor 
which gives hope to the idea that some pressure can 
be deflected successfully from Winchester to the 
areas of planned growth. 

At the new Whiteley growth area the City Council 
gave outline planning permission for a business park 
of 70 hectares in advance of the approval of the 
Whiteley Local Plan. This site with direct access 
to Junction 9 of the M27, now known as the Solent 
Business Park, is seen as a unique opportunity in 
South Hampshire to create a development of the 
highest standards to meet the needs of high 
technology companies. In spite of the early release 
of the site, however, there has been a delay in 
getting development under way and it is interesting 
to read the following comments from Vail's report 
for 1985: 

"In the past year, the forward funding of 
speculative office and industrial schemes has 
proved to be extremely difficult and the 
larger packages have presented the greatest 
problems and there is an urgent need for new 
formulae to be found for the funding of these 
major developments. 

In provincial terms it is dangerous to be too 
specific, but it is fair to say that rrost 
schemes with a completed value of over £5m 
require an unconventional funding approach... 

At a time when rental growth has been limited, 
many Funds have adopted a more active 
development role with the object of realising 
at least a share of the development profit 
generated by new schemes. The £30m investment 
made by Harbour Properties, a wholly owned 
property trading and management subsidiary of 
IBM (UK) Pension Trust, in the Solent Business 
Park is an excellent example of this trend and 
the company is developing the scheme jointly 
with Arlington Securities and this will create 
arguably the largest and most sophisticated 
Business Park in Southern England". 

Work on the infrastructure for the first phase of 
the Solent Business Park is now under way and the 
layout, landscaping and the first two buildings, all 
to the designs of Michael Aukett, Architects and 
Brian Clouston, Landscape Architects, are under 
construction. I am hopeful that on this proposal 
the planners got it right, but of course there are 
those who feel strongly that green fields should not 
be given up for development when there is so much 
land lying idle and derelict. The justification of 
the proposal depends on the achievement of the 
necessary environmental quality, and the way that 
the opportunities are realised for providing special 
and better buildings designed to meet the needs of 
the newly discovered and still evolving sectors of 
the office/industrial market. 

Together with our colleagues in Hampshire we have 
attenpted to lay down formulae for the creation of 
the right kind and quality of development. This is 
a landscape dominated approach, and we are clearly 
groping in the undergrowth. I am conscious that 
Brian Clouston has commented somewhere, in an 
article I have mislaid, that our requirement for the 
ratio between developed and landscaped areas will 
make it impossible for car parking to be provided 

only at surface level and so decking or basement 
parking will be required involving significant extra 
costs. Practical experience will have to teach us 
where the proper balance of interest lies. 

Vail's report refers to a survey of "current office 
car parking requirements which pointed to an ideal 
ratio of at least one space per 250 square feet of 
gross office floorspace. The Hampshire County 
Council standard is slightly higher than this at one 
space per 20 square metres gross floorspace. This, 
it is believed, underlines the attraction of the low 
density office campus and explains the relative 
demise of older buildings with totally inadequate 
parking. 

The obsolescence of office buildings is a matter of 
much concern. Fifteen years ago developers had no 
cause to expect that face-lifts and refurbishments 
would be necessary within the 25 year lease of prime 
buildings, but the advance in office technology has 
brought with it the need for raised floors as well 
as suspended ceilings and air-conditioning. 
Meanwhile the expectations of the office labour 
force have led to demands for a better working 
environment. 

Winchester may have been spared many of the 
disasters of war time damage and post-war 
comprehensive redevelopment, but it has had its 
share of uninspired and inflexible office buildings 
built in the boom period of the late 1960's and 
early 1970's. These may now require extensive 
refurbishment to bring them into line with current 
requirements. 

Some proposals we have seen show that such 
modernisation schemes are possible, but what clearly 
is not possible within the traditional building 
forms of Winchester is the creation of deep space. 
One hundred feet wide wall to wall floor areas 
(accommodating computers, conference rooms and 
storage in the sterile core, with sophisticated 
service giving maximum flexibility to suit the 
majority of office activities) will result in the 
level of site coverage and the kind of building form 
that are quite alien to Winchester. Add the 
mandatory external landscaping and generous car 
parking provision, and we have a total mismatch. 

So do these trends spell the end of offices as part 
of the urban mix in Winchester? I do not know the 
answer, but I am hopeful that the many indefinable 
characteristics and qualities that combine to make a 
place like Winchester special will continue to offer 
an alternative business location to the campus and 
the business park. 

My hopes are based on local experience with IBM, who 
took over Hursley Park about five miles from 
Winchester in 1958 and have since developed one of 
the company's two largest laboratory complexes 
outside the USA. About 1,600 people are employed 
there developing work stations, information storage 
and advance software. Hursley House is now restored 
and used for the management and administration of 
the laboratory, for conferences and for customer 
executive courses. Six major new buildings have 
been built to meet Hursley's changing role. The 
earlier buildings by Farmer and Dark have been 
joined by those of Darbourne and Dark, who also had 
responsibility for producing the master plan that 
now guides the development of the estate. 

These are buildings that are hi-tech in the true 
sense. They not only house the most advanced of 
high technology activities, but they also 
incorporate high technology in their own 
functioning. D Block, for example, houses the main 
machine room, and was the first Hursley building to 
combine advanced techniques of heat reclaim and 
'free cooling'. External weather conditions and 
heat generated by computer systems are used to 
supply the building's cooling and heating 
requirements. G Block is a clever solid to void 
reversal of the D Block elevational treatment. 
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contrast sharply with the value of existing 
properties and raise the expectations of site owners 
and property developers. The likely result would be 
to swing the balance from conservation and 
rehabilitation to demolition and redevelopment, and 
from residential or retail use to office use. 

There was little prospect of accommodating increased 
peak hour traffic, or of providing the necessary 
commuter car parking. There was also increasing 
concern that the conversion of old buildings to 
offices could cause damage to historic structures 
through requirements such as those for increased 
floor loadings and for fire protection. There has 
been complete accord, therefore, between strategic 
and local policies for the control of commercial 
development in Winchester, although more recently 
there has been sane disagreement between the City 
and County Councils in regard to the exceptions to 
policy designed to meet the needs of local firms. 

THE EFFECT OF GOVERNMENT ADVICE 

Both the approved Mid-Hampshire Structure Plan and 
the deposited Winchester Area Local Plan carry a 
strong presumption against office development. The 
structure Plan states, however, that permissions for 
office development of more than 200 square metres 
will be limited to firms for which premises in the 
area are essential. In the preparation of the local 
plan it was extremely difficult to devise a policy 
that articulated the criteria governing this 
exception, but essentially reliance was placed on 
the use of personal occupancy conditions attached to 
permissions for office development. 

When the Department of the Environment published 
Circular 1/85 the County Council abandoned any 
attempt to modify policies to suit local 
circumstances. The Annexe of Circular 1/85, 
paragraph 74, states that it is Government policy 
that occupancy conditions are in principle 
undesirable. Acknowledged exceptions to restraint 
policies must normally be based on the principle of 
whether or not the land use and its implications are 
acceptable; not on the class of occupier. In the 
view of the Department of the Environment, the 
maintenance of a healthy local economy does not 
depend on making special allowance for local firms. 
A development should not normally be acceptable only 
because it would be occupied by local firms. Having 
certified the draft Winchester Area Local Plan as 
being in general conformity with the structure plan, 
the County Council nonetheless appeared at the local 
plan inquiry as an objector to a proposal to 
allocate land at King's Worthy for a high technology 
industrial park designed to meet the needs of local 
firms in the 1990's. The site, with its excellent 
access to local and national communications and 
attractive character, was seen to be well placed to 
cater for the high technology sector of the market 
which is of growing importance locally. The trend 
is for such firms to require purpose-built 
accommodation adapted to their individual 
requirements and it is becoming the 'norm' to seek 
locations other than the traditional industrial 
estate. Such firms tend to have a much higher than 
normal office content and their building and 
locational requirements are more akin to offices 
than traditional industry. 

The submission of a planning application by Edward 
Cullinan, Architects, for a high-technology 
development for the site gave positive evidence of 
the site's potential to accommodate a scheme of the 
quality envisaged. Sadly, the Inspector conducting 
the local plan inquiry gave full weight to the 
advice set out in the Annexe to Circular 1/85, and 
upheld the modified stance taken up by the County 
Council. As a result the City Council has proposed 
to withdraw the proposal and has refused Cullinan's 
application. So much for positive planning! 

The withdrawal of such proposals from the local plan 
does not mean that the underlying local demand for 

development will go away. Development proposals 
will still be made. Decisions on them will still 
have to be made. But instead of being made in the 
light of the proposals of a local plan they will be 
taken independently on their merits. Decisions will 
be taken either by the Secretary of State following 
refusal, or by departure procedure if they comply 
with the same kind of unpublished criteria which the 
local planning authorities would have liked to have 
incorporated in a positive local plan. Either way 
the local plan will tie a deceit in this respect and 
all the public discussion over the last three or 
more years will be of little if any account. The 
attitude of the Department of the Environment is 
profoundly disappointing and cannot but diminish the 
status of the local plan system. 

This is not of course the only way in which the 
Government is seeking to remove the burdens it 
believes are placed in the way of development. The 
recently published White Paper, "Building Business -
Not Barriers" spells out its proposals for reducing 
the scope of control, simplifying the system, 
improving its efficiency and operating it in a more 
positive manner. Much is a repetition of the advice 
given in the 'Lifting the Burden' White Paper and 
the circular dealing with aesthetic control. But 
what the Government seems to ignore is that the 
public at large appears to be suspicious of 
commercial enterprise and development, and it is 
antipathetic if not downright hostile to much modern 
architecture. The public looks to the local 
planning authority to protect it from both. As 
pigs-in-the-middle, even the most enlightened, 
positive and efficient authorities will find 
themselves unable to exercise any sensitivity in the 
guidance and control of development and wide open to 
the complaints of the public about the nature and 
quality of development that is allowed to take 
place. All will be debited to the planning 
account. Commerce and industry will have to accept 
that the 'creative' use of planning conditions to 
facilitate development will no longer be possible. 
There will be less open government and more ad 
hoccery in the making of decisions and in imparting 
advice. The local planning authorities will lose 
what influence they have to press for high standards 
of design in development and to support the 
architectural profession. 

The only bright spot in all this governmental 
activity is the possibility that what we call 
hi-tech activity will be recognised as a legitimate 
use in its own right. 

COPING WITH THE PRESSURE FOR OFFICE DEVELOPMENT AND 
THE NEW TECHNOLOGY 

Since the beginning of 1977, in spite of controls 
that already exist, some 18,000 square metres of new 
detached office floorspace have been permitted and 
built in Winchester. In addition 4500 square metres 
are under construction or are permitted but not 
started. This represents a very substantial and 
rapid increase in the provision of office floorspace 
in the context of restraint policies for an historic 
town (approximately 25% in nine years). 

With the exception of one scheme which was won on 
appeal, all the developments represented by these 
figures were approved on the basis of the two main 
policy planks for Winchester. The first and 
paramount policy is the conservation of the 
historic, architectural and landscape character of 
Winchester and the containment of development within 
the present limits of the town. It is recognised, 
however, that conservation not only means retaining 
and enhancing the special character of Winchester, 
but also ensuring that it remains a desirable place 
in which to live, work, visit and shop. The 
maintenance of a healthy economic life of the town 
must, therefore, be the second major objective of 
any realistic plan. 

The Winchester Preservation Trust, with whom we have 
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REGIONAL DIMENSION 2 
A High Pressure Area: Winchester City 
by J B Thompson, Director of Planning, Winchester 

City Council 

INTRODUCTION 

Inspite of its small size Winchester is quite well 
known, albeit for a variety of reasons. Most know 
of it because of its catherdral, but many Americans 
only know about the cathedral because of the pop 
song of 1960s. Once it was the nation's capital. 
It was from Winchester that William ordered the 
compilation of the Doomsday Survey and it was the 
monks of the Abbey (the office drones of the day) 
who collated all the data and output it, suitably 
illuminated, in the famous book. Wren built a 
palace there for Charles II, but the Royals had 
abandoned Winchester long before fire destroyed the 
building in the last century. Since its days as the 
City of Kings, Winchester has been content with the 
dual role of county town and cathedral city. 

Winchester has recently come to the attention of the 
media as Britain's most prosperous town. That may 
be due to statistics published earlier in the year 
showing the area as having the lowest level of 
unemployment, or it may be due to the publicity 
given to the report "In Search of Britain's Booming 
Towns" prepared by Tony Champion and Ann Green of 
Newcastle University. Their report was featured in 
the Daily Telegraph of 5th May in which Margot 
Norman compared Winchester with Consett - Britain's 
poorest town. She wrote: 

"Coping with the personal stress of an 
upwardly mobile lifestyle, and the civic 
stress involved in remaining a town of the 
past and becoming a town of the future without 
killing off either has created an identity 
crisis for Winchester almost as strenuous, in 
its fashion, as that of Consett." 

As a local government employee I cannot claim to 
belong to the yuppy scene, but I am sure I can 
identify closely with the cult of civic stress. I 
believe my role here today is to contribute some 
thoughts, essentially my own, on how places like 
Winchester can react to and perhaps meet the 
challenges posed by the pressures of office 
development fuelled by the new technology and 
embroidered by government legislation and advice. 

POLICY BACKGROUND 

Winchester is probably the world's most rural city. 
Certainly its contribution to the mountain of 
surplus grain cannot be matched by any other 

European city. Technology applied to agricultural 
production has been partly responsible for that, but 
mainly it was due to the grant of city status in 
1974 to the whole of the new Winchester District. In 
order to avoid confusion we now refer to the 
historic place of Winchester as the town -
unpalatable though that might be to some Wintonians. 

The town and its downland hinterland fall within the 
Mid Hampshire area which according to the new draft 
county strategy should continue to be protected 
because of its special landscape character, its 
agricultural importance and its role as a 
countryside buffer between the more urbanised areas 
in the north and south of the county. New 
development at Winchester will be strictly limited 
in order to safegurard its attractive and historic 
characteristics. In the words of the County 
Council: 

"With its cathedral, medieval street pattern, 
buildings of great historic and architectural 
merit and its important landscape setting, 
Winchester is one of the foremost historic 
cities (sic) in the country. Within the 
existing urban area, particularly the town 
centre, very limited potential remains for 
further development which will not adversely 
affect the physical fabric and create 
additional pressures on the limited capacity 
of roads and car parks. To expand on the edge 
of the town would harm its landscape setting 
and conflict with the policies for conserving 
the countryside. In all but the irost 
exceptional of cases requirements for housing 
and commercial development can be met 
elsewhere in Hampshire, particularly in nearby 
South Hampshire. The very high levels of 
commuting into and out of Winchester indicate 
its close relationship with the housing and 
job markets of the rest of Hampshire and 
reflect the town's excellent communications 
with other centres. There is therefore little 
justification for compromising conservation 
objectives on the pretext of catering for 
local housing and employment needs." 

The significance of this last sentence will be 
apparent later. The town itself, as I have already 
indicated, has been an administrative centre for 
centuries and as county town has accommodated the 
ever burgeoning County Council. Alarm at the growth 
in the provision of speculative office floorspace 
was first registered by the County Planning 
Department at the end of the 1960 's following 
completion of the Council's Ashburton Court 
complex. On investigating the cause of the surge in 
demand for office space it was learned that it was 
fuelled largely by the County Clerk's Department, 
whose responsibility it was to accommodate somehow 
the Council's own growing force of white collar 
workers! Government strictures on public spending 
and employment have put a stop to that. 
Nevertheless, to aspiring office occupants in the 
favoured private sector, Winchester appears to offer 
a prestige address, a pleasant environment, the 
right social milieu for senior management, good 
accessibility by road and rail to London and other 
nearby centres and the delights of the New Forest 
and Solent. 

The new City Council shared the County Council's 
concern that, if permitted, the cumulative effect of 
office development could threaten the long-term 
conservation of the town's historic fabric, thus 
adding considerably to the traffic and parking 
problems and creating additional housing pressure. 
Local circumstances dictated that the amount of 
floorspace provided must be very tightly 
restricted. Increased demand for high density 
commercial floorspace, fuelled by high rentals, 
would result in inflated site values which could 
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answering services. In hindsight these should have 
been made available via an independently set up 
'on-site management'. The Corporation are not well 
equipped to most effectively manage the development 
to fully meet the rather specialist tenant needs of 
the Genesis community. 

It is interesting to note, although not really 
unexpected, that it took some two years after 
handover before a steady rate of take up became 
established. 

As it became successful the project became known 
internationally. It has been used as a template 
for many tertiary education/industry interface 
buildings on Business Parks throughout the world. 
Some two and a half years after Phase 2 was 
completed the building was fully let. 

As it turned out, no 'start up' firms took space. 
All were established firms or new branches looking 
for the right business environment. At the middle 
of 1985 according to a survey carried out by 
Business Environments (a tenancy in Genesis) the 
tenant profile of the 55 companies was as follows:-

% No. 
Computer systems 
(hardware and software) 47% 26 

Elect r ical/Elect ronic 
Engineering/Instrumentation 14% 8 

Chemical/Biotechnology 5% 3 

Consultancy/R & D 23% 13 

Established firms -

Other services 11% 5 
Essentially Genesis is a service centre to the 
Nuclear Industry and industry generally, both local 
and in the two adjacent conurbations. 

The origins of the companies are as follows:-

New firms (but not start up) 23% 13 

Established firms -

Local 5% 3 
National 33% 18 
Overseas 39% 21 

Three quarters of the overseas firms are new 
regionally based operations and the remaining 
quarter are UK headquarters of sole operations. 65% 
of the companies started with less than 3 employees; 
the average size of the company is now 8. An 
exceptional growth rate. 

In essence, Genesis has helped begin the process 
which PEIDA identified as being crucial to the 
region's economic future (i.e. the improved 
efficiency productivity and competitiveness of the 
potentially strong sectors of the existing base). 
The Genesis Centre has succeeded by almost any 
criteria. 

(3) BIRCHWOOD SCIENCE BOULEVARD 

It is not surprising that with the growth rate of 
the companies in Genesis, which our Product 
Development Planning identified, there was a need 
for a new range of premises based on the changing 
needs of the existing companies. 

Whilst 30% of Genesis tenancies have moved once in 
the building (allowed by the flexible tenancy 
arrangements), some 21 companies have enquired about 
new premises. Of the companies which have moved, 
one initially moved and expanded eight times within 
Genesis, and now occupies a new 10,000 sq ft 

pavilion on the boulevard (the location for our 
latest product range for science and technology 
companies). 

We have now completed three speculative developments 
on the Boulevard containing a range of»- self 
contained units from 1,000 sq ft to 10,000 sq ft. 
Our ability to further develop the product range 
which started with Genesis, and which has direct 
benefits to the local and region's economy, will now 
be curtailed as public funds dry up. 

The private sector is not confident either about 
future rental growth or, as yet, the sort of 
flexible leasing terms we must offer to companies. 
It will not therefore, in the current climate, 
invest in our product range. 

In addition to the growers and movers within and 
without Genesis, a total of 105 companies enquired 
about space, having viewed Genesis from June 1985 to 
June 1986. Their needs ranged from a desk space to 
units of 5,000 sq ft. Because of the lack of funds 
I doubt whether we can accommodate all qualified 
leads and signings in the future, and there is 
nothing tailor-made elsewhere. 

Our current business plans show a new emphasis. The 
growth and change in Genesis is also mirrored in all 
our general Busines stock, although at a more modest 
pace. They show that we must continue to update 
our existing stock and continue to provide a new 
range of products tailored to the needs of our 
movers and growers and new sectors in the market 
place. Our ability to do so is currently severely 
curtailed by current Government policy. Because of 
the impending hand over, the emphasis has to be on 
updating the stock. 

I would like to conclude with the following 
remarks:-

FIRSTLY - Without the input of our white collar 
sites and facilities, INWARD, the new Regional 
promotion agency will, by its own admission, be 
severely constrained in the effectiveness of its 
efforts because of the lack of sites and facilities 
in the region aimed at the relevant market 
segments. INWARD will, no doubt, raise the level 
of business awareness about the potential of the 
North West, but it will fail to deliver in terms of 
the attraction of new business and jobs to the 
region. 

SECONDLY - We have shown that the business of 
providing space for firms is no different be it a 
high or low pressure area. As a developer, it is a 
matter of the right product in the right location at 
the right time and on the right terms. However, 
because of the prospective commercial performance of 
an appropriate product range, and the conservatism 
of private funding, in the North West and especially 
in the short term, provision will only be possible 
through the public sector. Not only is this 
increasingly unlikely in Warrington, but also in 
Merseyside (the Wavertree High Tech Park), and even 
in the leafy southern suburbs of Manchester. It 
needs appropriate public intervention. 

THIRDLY - Unless Governments (national and local) 
get their act together and urgently establish the 
balance of the institutional framework required for 
regional economic regeneration, as identified by 
PEIDA, (including a substitute development agency 
for us) then the North West will remain a Low 
Pressure Area, and I fear indefinitely. In fact, the 
economic and social barometers will continue to 
fall. I have remained an optimist. But I begin 
to wonder whether Governments actually prefer it 
this way. 
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aspects of our product planning, namely:-

1) Birchwood Science Park; 

2) Genesis; 

3) Birchwood Science Boulevard. 

Clearly these elements of our programme are not the 
only ones which are associated with White Collar 
jobs. Partly for locational reasons and because of 
the Development Grant Status in Warrington, a high 
proportion (65%) of the total of (11,000) new jobs 
attracted to the town are what might be loosely 
described as White Collar. More importantly, the 
three projects I referred to show that the North 
West can compete effectively for high tech business 
given the right product at the right price and at 
the right time. 

However, switching back to the regional dimension, 
it is important to keep the significance of the high 
technology sectors in perspective. Even a generous 
view as to what constitutes high tech industry would 
give this sector only seme 2%-3% of total regional 
employment. In any period of profound economic 
change, and even more so in a low pressure area, it 
is the application of new technology to mature 
sectors which is likely to produce the major 
economic and social benefits. Our confidence in 
going for high tech business was corroborated by the 
findings of the 1985 PEIDA report - I quote. "the 
coincidence of factors for truely indigenous growth 
is not often replicated and an attempt to emulate 
the 'inward investment led' strategy of Scotland 
(and to a lesser extent Wales) in electronics, may 
involve trying to catch yesterday's tide. None-
theless the North West has most of the character-
istics enjoyed by the M4 corridor and could 
reproduce most of the important elements of the 
package offered by Silican Glen". 

(1) BIRCHVTOOD SCIENCE PARK 

It is not my intention to dwell long on this. It 
is well documented elsewhere. Our 'early 1970's' 
Business Development Plans identified growth in the 
Science and technology sectors. The 'Science Park' 
tag was chosen for two reasons - both marketing 
tools. Firstly, to differentiate, from a Business 
environment point of view, Birchwood from the 
Corporation's general Employment areas such as 
Grange on the M6, and secondly, to mirror the 
Business sectors Warrington wanted to attract. 

The product grew out of two specific pieces of 
research identified in our Market Plan, plus a 
reassuring 'come on' from Professor Peter Hall, 
whose ideas initiation potential is so sadly and 
relatively under-used by Governments. The first 
piece of work was the identification of the main 
factors which influenced the locational decisions of 
occupiers of existing North American business parks. 
The second indicated that the North West, 
particularly the Mersey Valley, had the necessary 
locational attributes to compete with the M4 
corridor and 'Silicon Glen' in Scotland. 

In addition, we examined the real needs of clients 
in these sectors who had already located in 
Warrington in our general business stock, but whose 
business environment needs had not been fully 
satisfied. 

We obtained permission to develop a 70 acre park, 
next to the Risley Nuclear Centre (the largest 
complex of its kind in Europe), and Locking Stumps -
a new residential area intertwined with a new 18 
hole Golf Course. I cannot stress how novel this 
was for the North West at that time - it still is. 

We did not have much time to spend on product 
development so we guessed and developed our park 
around two themes:-

1) The setting - a general and varied 
landscape frame for minimum 
maintenance. 

2) The buildings - a simple, but relevant, theme 
of 'pavilions in the park'. 

Had we been aware of other parallel developing ideas 
like 'Rangis' in Paris, we may have done it 
differentfly but this simple conceptial framework 
gave considerable freedom to designers as well as 
the Corporation's negotiating team. There were 
three reasons why this initiative was possible at 
that specific time:-

1) The Corporation specified the development and 
were therefore free from the financial 
conservatism of institutional funding. 

2) Our ability, through our Section 7 New Town 
planning process, to be flexible over use 
classes; and 

3) Our willingness to be flexible over leasing 
arrangements, i.e. at that time more American 
than British (another factor we picked up in 
our research). 

Sane 10 years after we dug the first sod, all the 
sites are developed. The last is a little slow 
because it is being developed by the private sector 
and, quite frankly, the developer doesn't really 
know what to go for. (He has no BDP). 

In summary Birchwood contains:-

1) Nearly 3500 jobs. 

Job profile -

1) Computer systems 41% 

2) Elect r ical/Inst rumentat ion 19% 

3) Chemicals/B iochemology 7% 

4) Consultancy/R & D 24% 

5) Other 19% 

There has been much criticism about the Science Park 
tag. We have never claimed other than Birchwood 
Science Park benefited from a computer and nuclear 
energy focus rather than direct academic linkage. 

(2) GENESIS 

Our early speculative buildings on the Science Park 
were aimed at medium sized operations. We built 
40,000 sq ft 2 storey pavilions which could be 
sub-divided to accommodate up to 6 lettings. 

Between 1976 and 1978 our BDP identified a potential 
demand for small companies ranging from total self 
containment to desk space. The Market Plan 
identified needs from firstly, start up businesses, 
and secondly, small existing companies looking for a 
variety of accommodation but with the benefits of 
potential business linkage and proximity. We 
worked closely with DEGW on the performance 
characteristics of the first phase of a facility 
which would ultimately be some 110,000 sq ft. 

Needs to be satisfied in addition to general office 
space included:-

1) Laboratories; and 

2) Lecture theatres. 

The original concept also envisaged the Development 
Corporation providing a range of services and common 
spaces - a restaurant, pied a terre flats, 
conference facilities, common telephone exchange and 
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WARRINGTON'S BUSINESS DEVELOPMENT PLAN 

Given the low level of awareness of Business about 
the Marketable strengths of the North West and the 
fact that we had to go it alone, we realised in the 
early 1970's that if we were to achieve our 
Warrington development targets (1,500 new jobs/year) 
we would have to be very businesslike. 

There are several other factors which influenced our 
approach:-

1) We had to increase our competitiveness as the 
supply of sites and facilities available in 
the region began to outstrip demand generally. 

2) We had to compete effectively with the 
Scottish and Welsh Development Agencies (our 
major competitors) as business inducers, as 
well as with indigenous growth in the south. 

3) Our forward planning had to be responsive to 
frequent changes in the commercial market-
place as well as the political climate; and 

4) Whilst we knew from a regional promotional 
point of view we were out on our own, we had 
finite resources and had to justify their use 
to government under increasing criticism from 
the Barons (who were not uninfluential in 
court). 

In essence, anticipation of the requirements of the 
market was essential and this led to the production 
of the Warrington Business Development Plan. 

Our Business Development Plan (there are in fact two 
- Employment and Housing), is the basis from which a 
series of related annual plans are developed, e.g. -

1) The Capital Expenditure Plan; 

2) The Staff Resources plan; 

- in house 

- consultants; and 

3) The Community Development Plan. 

They also provide the basic inputs to our Five Year 
Development Programming. 

The Business Development plan for employment 
provides the framework for reorienting the Corporate 
effort towards external realities, both commercial 
and political. As we progressed into the 80's, 
this showed the Development Corporation's role 
changing to one of a catalist/co-ordinator/agent of 
Business Development, whereas in the 70's the 
emphasis was on the traditional New Towns role of 
the Corporation as a property developer. (I'm not 
sure we have fully adjusted yet, but we are on the 
way - if it's not too late!!). 

The inputs to the Plan include -

(1) An annual assessment of the performance of the 
UK economy. 

(2) Assessing Warrington's performance identifying 

- performance in previous years; 

- shifts in share of the market. 

(3) Forward Forecasts of Business nationally and 
Warrington's projected share for a 3 year 
period. 

Looking at a section of the Plan in our more 
developer related mode, you will see that it is made 
up of four sub plans:-

(1) A Stock Production Plan 

(2) A Marketing/Sales Strategy 

(3) The Market Research Plan 

(4) A Product Development Plan 

Business projections in targeted sectors are 
identified separately and related activities 
identified in each of the sub plans. All the Plans 
combine to form a Market Plan which aims to keep us 
competitive and maintain an edge in the market 
place. 

Once the basic framework had been established (it 
took about 5 years), the Annual Review of the BDP 
became more of a fine tuning exercise with 
occasional significant adjustments to respond to 
specific problems or market situations. For 
example, in the early 80's we found that we were 
generating more leads and securing more signings, 
but they were increasingly for the smaller range of 
users. We were left with stock on our hands. 

In responding to this - the Marketing Plan was 
correspondingly adjusted. A programme of special 
promotions was devised specifically aimed at 
producing 10% of all leads for the 5-25,000 sq ft 
range of advance industrial units and 10,000 plus sq 
ft range of advance offices. 

We identified seven manageable market segments to 
aim at including, for example -

1) Food/Grocery distributors and manufacturers. 

2) High Tech companies in Central Scotland and 
the M4 corridor. 

We also introduced our Optional Plan which is a 
promotional umbrella under which our negotiators can 
offer a flexible 'tailor made' package of various 
incentives to secure a signing. You have probably 
seen the associated ads in the Sunday Times. The 
package was specifically devised for and confined to 
the letting of premises within the targeted range. 
5% of the promotional budget was allocated to this 
activity and the 'over supply' was effectively 
reduced over some 3 years - the 'stock control' 
effect of our Plan. 

As is the usual situation with a large portfolio of 
speculative space (now approaching 6 million sq. 
ft), and with the flexible leasing arrangements 
available in our Option Plan, we have experienced an 
increasing proportion of 'returns'. Our response 
to this is to develop a programme of upgrading our 
units to, for example, bring them into line with 
current demands for integrated office space. This 
does, however, mean that an increasing proportion of 
our capital resources goes into this aspect of the 
Plan at the expense of providing new space. 
Fortunately this has coincided with a reduction in 
our 'developer' function, as public funding for 
speculative space becomes increasingly difficult to 
obtain from Central Government. We have actually 
got to a situation in Runcorn (our other town) where 
demand for space is outstripping supply, and Runcorn 
is in the Merseyside Development Area and has 21% 
unemployment. We, not only, cannot obtain public 
funding, but a lack of growth in industrial/business 
rents, and flexible leasing arrangements required to 
secure business means that private funding is 
currently impossible to secure. Our current 
Business Development Plan is addressing this dilemma 
and will, of course, be adjusted to react to this 
situation. Watch out for some new exciting product 
lines in 1986/87, (e.g. IKEA - the Swedish furniture 
giant. They look upon Habitat as a High Street 
gift shop operation). 

WHITE COLLAR JOBS - SPECIAL PRODUCTS 

It seems pertinent to this Conference for me to now 
refer more specifically to three somewhat special 
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REGIONAL DIMENSION 1 
A Low Pressure Area-Warrington New Town 
by Hugh Cannings, Chief Architect and Planner 

Warrington New Town 

The origin of the speakers on "The Regional 
Dimension", and the fact that the Conference Agenda 
distinguishes between Low and High Pressure Areas, 
alludes to the frequently highlighted situation of a 
two-nation country of North and South. 

There is no disguising the fact that even in the 
context of the National Economic problems, the North 
West Region has suffered disporportionately. The 
differences in performance have been graphically 
illustrated both in NOERC's (North of England 
Regional Consortium) case for the north, when 
arguing Manchester Airport's need for investment 
priority over Stanstead, and in the North West 
County Planning Officers 'A Profile of an English 
Region'. 

Both reports produced in 1985, show the economic and 
social barometers falling in the North West, and 
that the depression will continue to deepen and 
underline the Region as the centre of a low pressure 
area. 

The Warrington Development Corporation has never 
accepted that these differences in performance were 
an overwhelming deterrent to attracting business to 
the North West. With due respect to our Regional 
colleagues in the growth business, Warrington 
Development Corporation is the only organisation in 
the North West of any significance to develop a 
carefully constructed plan of campaign (i.e. a 
Business Development Plan). 

Our confidence about the potential of the North West 
was recently borne out by the findings of the 
consultancy PEIDA who, in 1985, examined the 
opportunities for growth and development in the 
region, albeit initially under the guise of 
examining the potential for new High Technology 
business. 

Like we do with our clients, PEIDA, whilst 
acknowledging reasons for the unfavourable 
performance, stressed the strengths on which the 
region might build. In summary these include:-

1) The strong presence in many high tech sectors; 

2) The high reputation nationally and 
internationally of its Higher Education 
Institutes (including its 5 Universities); 

3) Its advanced technology and research 
capability; 

4) Its excellent communications; 

5) Access to specialised business and financial 
services of Manchester and Liverpool; 

6) Areas of high quality residential and 
recreational environment. 

Looking specifically at the High Tech sectors of 
business, PEIDA stressed that it is firm s present 
perceptions of the North West, ill-founded or 
otherwise, which are the major deterrent to than 
considering the region as a good location. Over 
the last decade the WDC has willingly shouldered the 
burden of presenting a different image and building 
up confidence and business awareness of the region's 
strengths. Despite the specific benefits to the 
improved performance of the business 'base' in 
Warrington - in the recent words of a representative 
of a competitive promotional body outside the region 
"The North West is not even at first base yet." 
The NW needs to get the basics right, both in terms 
of what is needed to encourage inward investment and 

what is needed to build on the strengths of the 
existing economic base - but it will take time and 
political commitment. 

A glimmer of hope has emerged on the promotional 
front with the setting up of 'INWARD' (replacing 
NORWIDA) - an agency for promoting the region. It 
has taken some 2 years to get to first base. The 
North West is a place of feuding Barons and no King, 
and the Barons in-fighting very nearly strangled the 
infant at birth. INWARD's ability to perform is 
currently limited in two important ways:-

(1) Firstly, its budget is only £ m in this 
financial year - 50% of what we have been 
spending on promoting a single town - albeit 
partly promoting the region as well. 

2) Secondly, it is no good promoting the North 
West for inward investment unless there are 
sites and facilities readily available of the 
right type and on the right terms and in the 
right locations. The major source of 
politically unconstrained, 'We will have it 
available today' type of sites and facilities 
is Warrington Development Corporation. 

The Government, in their wisdom, has decided to 
disband us in 3-4 years. Currently there is no 
proposal for filling the vacuum. Whilst stressing 
the importance of a promotional initiative, PEIDA 
identified 5 areas of action:-

1) The Institutional framework; 

2) Inward Investment; 

3) Building on the base; 

4) Infrastructure for the future; 

5) Developing Centres of Excellence. 

Looking more closely at No. 2, their proposals 
mirror the approach we developed over a decade ago 
to get the 'pressure rising' and the 'sun shining' 
over Warrington. 

1) Identify areas of potential; 

2) Prepare portfolio of strategic sites. 

3) Ensure property provision adequate; 

4) Improve knowledge of local industry; 

5) Identify key sectors for marketing and 
promotion. 

As I have mentioned, we never harboured any doubts 
about the Regional plusses or the unique locational 
potential of Warrington in the region. What we 
essentially and simply had to do in the early 70's 
was to improve our competitiveness and business 
efficiency. Guided by Marketing Improvements, the 
focus of our effort was a Business Development 
Plan. I have chosen this as the framework for my 
presentation. 

My intention is therefore:-

1) Firstly, to illustrate our approach to 
Business Development Planning; and 

2) Secondly, to look at three of the products of 
the plan which are particularly relevant to 
providing facilities and environments which 
might be loosely termed White Collar 
Factories. 
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Increasingly, economic growth and revival are linked 
to places which offer a reasonable environment. In 
Leeds, new offices are not only accommodated in 
recently built blocks. Some have colonised the 
Georgian 'West End' of the city, occupying 18th 
century houses and Victorian warehouses. The 
refurbishment of the Grade 1 listed Albert Dock 
complex has done a great deal to begin the 
turn-round in Liverpool's fortunes. Conservation 
here has been a boost to the city's self-confidence, 
but the revamped buildings have proved remarkably 
suitable for a variety of activities, including 
offices. Liverpool faces major problems but it 
must look towards the examples of revived seaports 
elsehwere - Bristol and Boston (Mass.). 

Historic towns had a quality which modern centres 
lack: variety, and the vitality which is its 
product. Planners should look favourably at 
proposals which break down the dead uniformity of 
towns and cities. Old buildings exemplify this 
variety. In themselves, they encourage diversity 
of use and activity and thwart uniformity. They are 
a source of delight and interest, but much more 
too. As organic growths, town centres are about 
diversity: they are places where people meet for 
every kind of end. If we can set aside recent, 
misguided policies, there is a great opportunity to 
make them that once more. This is what conservation 
is, or should be, all about. 

verpool * 
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CONSERVATION 
The Only Way of Urban Design 
by Ken Powell, Director of 'Save Britain's Heritage1 

I have always passionately believed that 
conservation is a progressive force - a creative, 
rather than a negative, philosophy. There are some 
polemicists who would have us believe the opposite: 
that there is some inevitable conflict between 
conservation and new architecture. Increasingly, 
this view looks tired and outmoded. Conservation 
has a vital role to play in the future remodelling 
of towns and cities, as the nature and framework of 
work there changes. 

Old buildings have much to offer, beyond the purely 
functional. Now that we have left the Modern 
Movement behind - or rather placed it properly in 
its historical context - we can see that its disdain 
for the past was a passing fad, out of step with the 
general course of architecture world-wide. 

The tendency of post-war urban development has been 
towards homogeneity, indeed, towards monotony. 
Planning's concentration on zoning and separating-
out was at the roots of this trend, but it has been 
well-served by the language of modern architecture. 
The City of London illustrates the point. The 
historic townscape has been extensively erased and 
with it the interesting mixture of small offices, 
shops, cafes and pubs once found in every side 
street and alley. The tendency for thirty years 
has been towards the office-block, a monolithic 
building which needs to be set into a basically 
incompatible townscape. This has been done by 
creating piazzas and squares which conflict with the 
form of the City and destroy its close intimacy. In 
1984, Peter Palumbo tried to gain approval for a 
scheme of this kind at 'Mansion House Square', with 
a tower-block designed by the late Mies van der Rohe 
as its focus. He failed. The site's future is 
still uncertain. Terry Farrell, whose feeling for 
townscape is appropriate for the President of the 
Urban Design Group, produced an alternative scheme, 
preserving most existing buildings and slotting in 
new development behind then. 

The justification for the Farrell scheme (if it 
needs one) is that the historic area around the Bank 
is the wrong place for large scale office 
developments. In any case, Mr Palumbo's latest 
proposals (designed by James Stirling) are modest by 
current standards, modest, certainly, by the 
standards of Broadgate. The latest scheme, the 
various proposals affecting London Wall and, of 
course, Canary Wharf show that the City has room for 
conservation. The City is not just a place for 
office-work. ' It needs shops, pubs, restaurants, 
open spaces to humanise the environment of work. 

Old buildings in the City can serve new needs, as 
the Richard Rogers conservation of Billingsgate 
market (proceeding) proves. The City's 
determination to demolish this supposedly obsolete 
monument was only thwarted by listing. That new 
development can create worthy townscape is a truth 
supported by the current schemes for Spitalfields 
(Leon Krier) and Covent Garden (Jeremy Dixon). In 
both cases, substantial elements of office space are 
fitted into a traditional building pattern, an 
extension of an existing historic area. The 
Spitalfields issue, in particular, illustrates 
current choices. The alternative to Krier is a 
monolithic block of offices, albeit clothed in 
details (and with some useful public spaces) 
designed by Richard MacCormac. 

In London, it seems to me, there are some tremendous 
opportunities to remodel and repair the urban fabric 
ravaged by post-war development. Development can 
become a positive process, applauded by the public 
which has treated it with grave suspicion because of 
past blunders. 

Outside London, the issues are different. But the 
changing functions of urban centres allow scope for 
new growth. In places such as Birmingham, Leeds 
and Manchester, there is a growing diversity of 
activity, with housing accommodated in converted 
buildings, a return of small manufacturing and a 
great growth in tourism and 'leisure' activities (a 
growth inconceivable twenty years ago). Birmingham's 
'Jewellery Quarter', an area on the fringe of 
central business district, faced demolition as a 
result of a 1960s decision to clear it and rehouse 
the jewellery industry in new, 'more convenient' 
accommodation. It is an area of small factories 
and workshops (often housed in brick terraced 
houses). The attempted rehousing was a disastrous 
failure, with firms unable to afford higher rents 
arising from the move and the likelihood that those 
which did not go to the wall would move out of the 
city altogether. Now a new policy prevails, 
designed to protect these firms and the jobs they 
provide. The area is being repaired, with grant 
aid used to clean and refurbish buildings. 
Conservation and jobs go hand in hand. Small 
office suites in the area are much in demand and 
compare well, in cost and amenity, with office space 
in the 1960s and 1970s blocks in the central area. 
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Bill Allen had proved that office slabs related to 
one another in T-formations, in cruciform plans, or 
in series at right angles to one another permitted 
far more daylight to reach deeper into offices than 
when they were arranged parallel to and facing one 
another across the street. To achieve such layouts 
depended, of course, upon the redevelopment of large 
sites, and the amalgamation of many small ones. 
Hence planners encouraged developers to assemble 
sites in the 1950s and 60s in order to achieve 
comprehensive redevelopment. Mansion House Square 
was just one example. 

So, taken together, the Plot Ratio and Daylighting 
Code were designed to: 

1) create open space in the cities; 

2) provide office workers with more daylighting; 

3) reduce traffic congestion and commuting in 
Central London, and; 

4) disperse factories and offices from London to 
the devastated regions of the 1930 slump. 

What is not generally known is that these controls 
were also devised explicitly to bring into being 
buildings of a particular form, just as much as the 
100 ft height limit which they replaced. 

But they were based upon general flawed assumptions 
and prejudices. The first, and most disastrous, 
was an antipathy on the part of the planners to 
offices and office employment almost to the point of 
denying their very existence. Both Abercrombie and 
Barlow were guilty of this, although Barlow was 
aware that the service sector was the fastest 
growing area of employment. One might have expected 
Abercrombie to have appreciated that national 
planning would in itself increase the numbers of 
those employed in London offices. 

Not realising that the demand for London offices 
must grow, they failed to realise that the 
restrictions on office development in the Centre of 
London would increase the demand for land in the 
belt of inner city boroughs surrounding the centre 
(Southwark, Lambeth, Hammersmith, Paddington, St. 
Pancras, Holborn, etc) with disastrous consequences 
for skilled and unskilled employment in those 
areas. Then again by squeezing out industrial uses 
in favour of office development, the open spaces 
created between offices have proved no benefit -
being windswept wastelands. The increased 
daylighting has boomeranged: firstly, because the 
glare and heat gain has been so great as to require 
blinds and air conditioning to compensate; and 
secondly, because the additional aritifical lighting 
required within the depth of the building to balance 
the well daylit areas on the periphery has been so 
great that once again smoked glass and blinds have 
been necessary to reduce the consurrption of 
electricity. So all the promised benefits from 
high-rise, low density offices have proved to be a 
snare and a delusion. 

What worries me most are the proposals contained 
within the revised City of London Local Plan 
published this May. As we all know, the City of 
London is much concerned about the threat posed by 
Canary Wharf in the Isle of Dogs which provides an 
abundance of high quality office space fully 
equipped to meet the demands of the Big Bang and the 
new 20 - 50,000 sq ft trading floors. What they 
propose is to maintain the overall City Plot Ratio 
at 1:5, but to permit higher ratios in some areas 
within far higher buildings in order to safeguard 
lower ratios in conservation areas. 

While I am totally in favour of higher plot ratios 
overall in order to confine office development to 
Central London, and welcome the City's plans to 
provide for 20M ft2 of new office developments, 
there is simply no necessity to have high buildings 
in order to achieve this, given that effective Plot 
Ratios of 1:11 were possible within the 100ft height 
limits on Kingsway. Instead what I look forward to 
is a very high density City with low height limits; 
to the demolition of all 1960 offices exceeding 
100ft in order to rebuild at lower heights but 
higher densities. So that not only may our unique 
and glorious skyline be restored to us but also so 
that the pressure of demand for offices in Newham, 
Southwark, Docklands, Camden and elsewhere will be 
removed, and other kinds of development there will 
not be squeezed out. 

The retention of Plot Ratios is a total absurdity 
when higher densitites are required. Their 
retention is an example of one of those 
extraordinary legal anomalies (analysed with such 
skill by Montesquieu in L'Esprit des Lois) arising 
from a collective amnesia about the origin of such 
controls. Tinkering with rules that were intended 
to operate in concert can be disastrously counter-
productive. The whole policy of dispersal has, 
whatever its good intentions, proved an utter 
failure both nationally and locally, and the 
building controls associated with that policy should 
be scrapped. 

What I propose, therefore, is a high density city in 
which developers and their architects know where 
they stand, as they did before the war. They may 
build to 100ft, their facades must front the street, 
but they can cram in as much office space as 
possible. Developers and architects will know 
where they stand; there will be no element of 
discretion on the part of the planners, and no 
right of appeal on the part of developers. The 
character of our streets and of our skyline will be 
preserved, the pressure on inner city areas will be 
reduced. 

My proposals are not anti-office nor anti-business; 
on the contrary, they seek to redress an 
anti-commercial bias amongst planners over the past 
50 years or more. In making proposals which would 
spell an end to high buildings, I am not passing 
judgment either upon the aesthetics of tall 
buildings or upon the ethics of banking and 
busines, I simply wish to note that a nation which 
has, almost without thinking of the consequences, 
permitted the symbols of the hierarchy of political 
control to slither from its spiritual and 
legislative assemblies to its brokers has abdicated 
both its freedom and control over its future 
destiny. 
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Critical Perspective 
Is There a Choice ? 
by Jules Lubbock; University of Essex and 
Architectural Critic of the 'New Statesman' 

If you stand on Parliament Hill and look southwards 
towards the heart of our capital city, what do you 
see? To the East, you see a great man-made mound, 
a kind of giant slag-heap of offices topped by the 
Nat-West Tower. To the West, you see the Post 
Office Tower and Euston Centre with the Shell Centre 
somewhere in the middle 

But where are the traditional, hallowed symbols of 
the two cities of London and Westminster? The dome 
of St. Paul's is a mere pimple on the horizon and 
Victoria Tower is eclipsed by the Euston Centre. 

I can think of no other capital city in the world, 
past or present, not even the most aggressively 
mercantile of them, which has given permission for 
the major architectural symbols of its Church and 
its State to be humbled and eclipsed by those of 
commerce:- not Cairo, Baghdad, Venice, Florence, 
Genoa, Amsterdam, not even London itself till 
quarter of a century ago. 

I find this both terrible and terrifying for reasons 
I shall return to in my conclusion; and I wish to 
propose a simple and straightforward but 
far-reaching remedy. It is this: to introduce, or 
rather to reintroduce, absolute restrictions upon 
the heights of all buildings; to scrap Plot Ratios 
which restrict the density of development; and to 
make the preservation of listed buildings 
mandatory. I would also like to see an Iner City 
Belt, or Cordon Sanitaire, in which no offices or 
hotels were permitted - along the lines of the 
Community Areas Policy in the GLC's proposed 
alterations to the Greater London Development Plan 
of September 1984. 

I call for this major change in building controls 
because I am convinced that the disasters of the 
past thirty years (comprehensive redevelopment, 
stumps, carbuncles and now slag-heaps) are not the 
fault of individual architects be they Seifert or 
Mies Van der Rohe or of developers be they Harry 
Hyams or Peter Palumbo. They are exonerated. The 
true culprits are the men who drew up the existing 
building controls - the Planners like Holford and 
Abercrombie. 

It is the controls themselves that are to blame: we 
have been cursed with bad laws, and bad laws make 
bad architects and bad, ugly cities. Conversely, 
good laws make for better architects and for better 
buildings and for cities in which it is a pleasure 
to live. 

In outlining my own proposals, I am bearing in mind 
three fairly recent proposals on planning controls. 
The statement by Lord Elton, Minister of State at 
the Department of the Environment on June 18th, that 
the government will shortly issue a draft agenda for 
consultation respecting the protection of 
outstanding views and the location of high buildings 
in the capital. Second, the revised City of London 
Local Plan deposited on May 23rd with its proposals 
on height restrictions and plot ratios. Finally, 
the much-lamented GLC's proposals for the alteration 
of the Greater London Development Plan of September 
1984. 

Whether from left, right or centre, extremist or 
moderate, none of their proposals go anything like 
far enough to replace rotten rules with good ones. 
In fact, they all maintain the status quo, namely 
that high buildings would not normally be permitted 
in some areas of special character nor where famous 
views of great landmarks - St. Paul's, Houses of 
Parliament etc. would be spoilt; but they would be 
permitted in other areas. 
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What is wrong with this? Well, basically 
everything. It doesn't go far enough because it 
recognises neither the nature nor the cause of the 
problem. 

With regard to views and skylines, everything is 
wrong as my opening vista from Parliament Hill 
proves. The reason is that to obstruct the view of 
a major building or landmark completely by putting 
something in front of it is not that much more 
damaging than to overwhelm it by destroying the 
scale of buildings surrounding it. You can see St. 
Paul's and Victoria Tower from Parliament Hill, 
alright, but instead of them being the most 
important landmarks on the horizon they have become 
the least important, simply because they are dwarfed 
by buildings that are both taller, in absolute 
terms, and by others that appear to be larger as 
well, because they are closer to the observer. These 
are absolute and elementary laws of perspective, and 
of visual perception, which "View Corridors" take no 
account of. There is no middle way, either you 
protect the original views and skylines or you hand 
over to high buildings. You simply cannot have 
some high buildings and preserve the skyline. This 
is not an area for British compromise. 

So I consider that the wishy-washy, liberal, 
discretionary element in existing planning controls 
is a cause of disaster, first for reasons stated and 
second because nobody (developer, architect, 
conservation and amenity society, journatlists and 
critics) knows where they stand. 

So I asked myself "Why do we allow any tall 
buildings at all?" And the answer historically, is 
a very curious one: We allow tall buildings not in 
order to cram more office space into our cities, as 
most members of the public think, bat to achieve the 
very oposite, in order to restrict the amount of 
office space and to increase the amount of open 
space between buildings and the amount of daylight 
reaching the desk of office workers. That, 
historically, was the thinking behind the decision 
in 1947 or 48 to remove the 1896 Height Limits of 
100 ft for the wider streets and 70 ft, for narrower 
ones. 

What is little appreciated is that those pre-war 
height restrictions allowed for office densities 
that were more than double the post-war maximum that 
was permitted. In Kingsway, for example, Plot 
Ratios of 1:11 (11 times as much floor space as the 
size of the building plot) were achieved. 

Two key controls were responsible for creating those 
characteristic office developments of the 1950s and 
60s; developments that look as if some Gargantuan 
child has been playing with cigar-boxes. These 
were the Plot Ratio control and the Daylighting 
Code. The first merely restricts the maximum 
amount of office space on a site to a multiple of 
the size of the building plot. By itself, it does 
not predicate a building of any particular shape, 
unless it is combined with a height limit. It was 
designed to prevent over-development of London's 
Central Business Zone as part of the overall policy 
of the post-Barlow and Abercrombie era of dispersing 
industry from London and the South East, and to 
reduce and control commuting into Central London. 

As we all know, a Plot Ratio of 1:5 presumes a 
building of between 5 to 7 stories minimum height 
with or without a lightwell. But when it was 
applied in conjunction with the Daylighting Code, 
(based upon research by Bill Allen in 1942/3), it 
became an exceedingly powerful tool for 
revolutionising the appearance of buildings, of the 
spaces between them, of the appearance and form of 
the city as a whole, and of its skyline. 
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KEYNOTE 
Extract by Simon Hughes MP, 
Liberal/Alliance Spokesman for the Environment. 

Simon Hughes' opening address was concerned with 
what he called 'The sustainable City'. His views 
on this topic were borne out of personal experience 
in Manchester, Cambridge, Bermondsey and Bruges, and 
he has witnessed, during the last thirty years, a 
people vacuum and a property boom. There have also 
been shifts in employment patterns; from blue to 
white collar jobs, from large to small businesses 
and from employed to self-employed. These changes 
have led to a growth in the housing market, travel 
and recreation - it is the service industries which 
are booming, at the expense of manufacturing 
industry. He questioned the wisdom of the 'Market 
Place' as a decision maker - is it really magic or 
simply uncontrolled? 

We know what the reality is, but what is the 
remedy? In Hughes' opinion there are five strands 
to his solution: 

1) Community Control. 
A devolvement of power and decision making 
to the smallest feasible unit. 

2) Revision of Planning Law. 
To emphasise the positive side of planning. 

3) A Funding Partnership. 
Where public and private finance work together 
as equal partners. 

4) Intervention and Speculation. 
There is a role for government (both local and 
central) in the development process. 

5) The Green Heat of Technology. 
There are alternative forms of technology 
which deserve further consideration. 
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Introduction 
by Charles Knevitt, Architecture Correspondent, 'The 
Times' 

Chairman's Introduction 

We are meeting here today on what premises to be one 
of the hottest days of the summer, with the tempera-
ture expected to soar into the upper eighties. 
Perhaps 'White Collar Sweatshops' might be a more 
appropriate title for our annual conference. 

The conference theme suggests to me many issues of 
great relevance to us at this time: some are 
specific to London and the south-east; seme are 
national issues; many are more general issues 
related to people's working environment. 

This autumn brings 'Big Bang', the deregulation of 
the Stock Exchange with many repercussions, I 
suspect, which will not emerge for perhaps another 
eighteen months. 

The massive development planned for London Dock-
lands, Canary Wharf, raises a number of questions: 
will it be an integral living, working and leisure 
environment, or a ccmmercial ghetto? How will its 
designers cope with the matter of scale? It is, 
after all, the size of fifty Centre Points. How 
will they cope with its high-rise, but low-density 
of development, and what will be its impact on its 
immediate surroundings? What controls will be 
introduced to ensure a high standard of design, not 
only of individual buildings but of urban design, 
and the spaces in between? I think it was Aldo van 
Eyck who defined 'place' as "space with meaning". 
The plans are being rushed through by the LDDC and 
the developers, with no public inquiry, precious 
little consultation and hugh public subsidy -
estimated to be as high as £900-million. 

The City of London's response has been to tone down 
most of the conservation aspects of its Draft Local 
Plan. 

We have recently seen the slaying of Peter Palumbo's 
proposed Mansion House Square, described by The 
Prince of Wales as a "giant glass stump better 
suited to downtown Chicago than to the City of 
London". Lord Holford and Mies van der Rohe's 
design has been replaced by two (not one) schemes by 
Royal Gold Medallist James Stirling. 

The Broadgate development is rising at a remarkable 
rate, showing that we can, if we have the will, beat 
the Americans on performance as well as design in 
construction. 

And we have seen the recent publication of the 
'Limehouse Petition', a manifesto for ccmmunity-led 
development and a model of inner city regeneration 
in London's East End, as local activists (they 
include Alliance leader Dr David Owen) fight off an 
unwelcome £70-million scheme by outsiders. 

But there are also broader issues such as the 
current debate over 'Divided Britain', the widening 
gap between life north and south of Watford. The 
planners talk about the 'South East Sunbelt', an arc 
which takes in Cambridge, Reading and Southampton; 
it defines an area of unprecendented economic expan-
sion, but at what cost to the rest of the country? 

As smokestack manufacturing industry declines, will 
the inner cities be allowed to fester? How dramati-
cally is Alvin Toffler's scenario of a 'Third Wave' 
society likely to touch our lives, with its forecast 
of global villages of hi-tech cottages providing a 
base for work as well as habitation and leisure? 
Despite the exodus to the suburbs, more than 80 
percent of the population of Britain still lives in 
our towns and cities. 

If all these issues are difficult to comprehend then 
that does not suggest that we ignore them. All of 
them will affect us in our daily working lives 
eventually. But we should never lose sight of the 
micro issues as well: the creation of places, 
inside and outside buildings, which people can enjoy 
in safety and comfort; how less planning restric-
tions might alter our streets and neighbourhoods; 
the desirability of mixed uses and the interaction 
between uses (Christopher Alexander's city of semi-
lattices); and the possible application of new 
ideas, such as Bill Hillier's research into 'space 
syntax', both to audit the social desirability of 
schemes and as a generator of places which people 
want to live in. 

I doubt if we will be able to address ourselves to 
more than a few of these issues today. But what we 
do have is a range of expert speakers to give us 
their interpretation of the 'White Collar Factories' 
of today and tomorrow. They are a national politi-
cian, an academic, a conservationist, planning 
officers, a developer, a social entrepreneur, an 
architect, another local politician and, in place of 
Sir George Young who is unable to be with us, the 
chief architectural advisor to the Secretary of 
State for the Environment, who is also a past-
President of the RIBA. 

Our first speaker is Simon Hughes, MP, on 'the 
Sustainable City'. I particularly look forward to 
hearing what he has to say following Dr David Owen's 
talk at the RIBA two-weeks ago which received a very 
warm response from an audience of almost 500. 

Over the next few years we can expect more develop-
ment to be concentrated around the M25 London 
Orbital Motorway, and along the other motorways, 
particularly the M3 and M4. What will be the impact 
of Stansted's development as London's third 
international airport? Will the Channel Tunnel act 
as a magnet, drawing even more resources to the 
South East at the expense of the other regions? 
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Foreword Welcome 
by Mike Galloway, Editor 

"White Collar Factories" was the fifth major 
Conference to be organised by the Urban Design 
Group. This one, in June 1986, was once again a 
great success; and was admirably organised by 
Arnold Linden and the Short Course Unit of the 
Polytechnic of Central London. 

The task of producing the special conference issue 
of the Urban Design Quarterly has been particularly 
difficult this year, due to the malfunction of our 
tape recording equipment which left us with no 
record of the day's proceedings. We would like to 
thank those speakers who were able to provide us 
with a copy of their notes, otherwise this 
publication would not have been possible. 

The Urban Design Group would also like to thank all 
those involved in the organisation of the Conference 
and the production of these Proceedings, and I 
promise the tape recorder will work next year! 

Terry Farrell, the President of the Urban Design 
Group, welcomed the delegates to the Group's Fifth 
Annual Conference. 

In past years the Urban Design Group Conferences 
have shown the value of a wide range of profession-
als getting together and creating a stimulating, 
purposeful and constructive forum for ideas and 
discussion. Terry Farrell had every confidence that 
this year's Conference would be no exception. 

The Conference intends to explore the changes in the 
urban environment that have been brought about by 
the changes in urban work. Having assessed what, in 
their particular areas, these changes have been, 
Terry Farrell anticipated that the speakers would 
describe how they saw the role of urban design in 
creating and re-creating new urban environments in 
the metropolitan and regional parts of the country. 

It seemed quite clear to Terry Farrell that the new 
work environment, characterised by the title of this 
Conference, White Collar Factories, attracts the 
very powerful in the financial and political 
institutions of our cities and, by doing so, exerts 
exceptional pressures on the worlds they create 
about them. 

Terry Farrell hoped that the delegates would, in 
response to the papers that would be presented 
during the ensuing day, be able to indicate how 
these very forces of change could be harnessed so as 
to enhance the future of urban life. 

Terry Farrell finally expressed the wish that all 
delegates and their spouses would join the Urban 
Design Group and the Conference speakers within the 
atrium at No. 1 Finsbury Avenue, ECl in the evening 
following the Conference for wine, food, music and 
further discussion. To assist everyone in fulfill-
ing his wish, London Transport were providing open-
top buses for the historic journey from the Poly-
technic of Central London to the City of London. 
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