
summar y points
Achieving the r ight housing of fer is the k ey t o the success of an y eco-
town. This demands that a holistic appr oach is tak en so that housing is
deliv ered in w ays whic h maximise the benefits of living in an eco-
town. This will only be ac hieved if housing is set within the r ight
overall concept.

The star ting point f or this Worksheet is a set of aspir ational cr it eria for
housing, set out belo w, whic h, if achieved, will ensur e that the eco-
town is an ex emplar dev elopment. The Worksheet examines eac h of
these cr it eria in t urn and looks at ho w the y apply t o housing in eco-
towns:

l Space and accessibility:
n Space to develop, space t o w ork, space t o grow, space t o have

friends t o stay, space t o look out on, and gr een space t o look
after.

n Accessibility ar ound the home – what ever residents’ abilities
are, what ever their ag e, and whether or not the y have childr en.

n Accessibility f or local people ar ound their neighbour hood,
accessibility t o facilities suc h as shops and leisur e, accessibility
to services suc h as doct ors, and accessibility t o w ork.

l Choice and flexibility:
n A choice of ho w t o liv e, a choice of types of housing, and a

choice of f acilities and services. Housing should deliv er flexibility
in living space and flexibility in t enures.

n Security f or residents in the kno wledg e that this flexibility
ensures that pr ofound lif e-changes will not alw ays requir e them
to mo ve from their house and a way from their neighbour hood.
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l Quality and inspir ation:
n Homes and sur roundings that ha ve a quality that pleases

residents, and allo ws them t o be pr oud of wher e they liv e and of
the f act that it has its o wn unique identity .

n Inspir ing sur roundings and f acilities.

l Affordability:
n At least 30 per cent of housing t o be af fordable, including social

rented and int ermediat e housing.
n Affordability in access t o housing and in housing costs – not just

affordability of the r ent or the mor tgage, but of bills, the upk eep
of the home, and service c harges.The real costs t o residents of
how the y liv e should be made tr ansparent thr ough the use of
technolog y such as smar t met ers.

l Safety, security , and a sense of community:
n A feeling of belonging f or local people, oppor tunities t o join in

community activities if the y w ant t o, oppor tunities t o tak e
responsibility if w anted, and feeling and being saf e both at
home and outdoors.

l Health y living:
n Housing that helps t o deliv er good health in the community ,

including thr ough air and noise quality , allotments, and
recreation space.

l Having a stak e – and a say – in the fut ure:
n Full inf ormation about, and the oppor tunity t o be in volved in,

decisions about the fut ure – whether thr ough f ormal
arrangements suc h as par ish councils or thr ough inclusiv e
approaches such as community planning ev ents.

n Community -based assets, owned thr ough or ganisations suc h as
a Community Land Trust, so that the community itself benefits
from positiv e developments in the ar ea.

l Addressing climat e change:
n Housing that minimises the dev elopment impact on the

environment and whic h contr ibut es to achieving the g oal of a
zero carbon community . Residents should kno w that the y are
making a contr ibution t o addr essing climat e change but should
not f eel that the y are being used guinea pigs in this issue. They
should be assur ed that the inno vations built int o the community
work – and are not simply ‘eco windo w dr essing’.
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introduction
The great strength of the eco-to wn approach is that it f ocuses on all the aspects that
contribute towards achieving a sustainable community in an integrated and cross-
cutting way. It is clear, however, that getting the housing ‘offer’ right is crucial to the
success of eco-towns and their role in inspiring and raising aspirations for the planning
of all new development.

This demands that a holistic approach is taken so that housing is delivered in ways
which maximise the benefits of living in an eco-to wn, from access to infrastr ucture
planning, and from equity to land values. Building to the standards that we want to see
for individual exemplar homes is import ant but will only achieve a real impact if this is
set within the right o verall concept.

The Planning Policy Statement (PPS) on Eco-towns sets a range of high st andards for
housing in eco-towns (in para. ET 9.1 – see Box 1). This Worksheet assumes that the
achievement of these standar ds is the base-line f or the dev elopment of eco-t own
housing .

Building to the st andards required in the Eco-towns PPS should achieve high-quality,
accessible and energy efficient homes. How issues such as tenure mix, land tenure,
the procurement process and masterplanning are addressed will also be key.

Box 1 Eco-to wns PPS standar ds f or homes in eco-to wns

‘As well as being z ero carbon as par t of the whole built en vironment, homes in eco-towns
should:

(a) achieve Building for Life Silver Standard and L evel 4 of the Code for Sustainable Homes 
at a minimum (unless higher standards are set elsewhere in this Planning P olicy
Statement)

(b) meet lifetime homes standards and space standards

(c) have real time energy monitoring systems; real time public transpor t information and
high speed broadband access, including next generation broadband where possible.
Consideration should also be gi ven to the potential use of digital access to suppor t
assisted li ving and smar t energy management systems

(d) pro vide for at least 30 per cent af fordable housing (whic h includes social-rented and
intermediate housing)

(e) demonstrate high levels of energy ef ficiency in the fabric of the building, having reg ard to
proposals for standards to be incorporated into c hanges to the Building R egulations
between now and 20 16 (including the consultation on planned c hanges for 20 10 issued in
June 2009 and future announcements on the definition of z ero carbon homes), and

(f) achieve, through a combination of energy ef ficiency and low and z ero carbon energy
generation on the site of the housing development and an y heat supplied from low and
zero carbon heat systems directly connected to the development, carbon reductions (from
space heating, ventilation, hot w ater and fixed lighting) of at least 70 per cent relati ve to
current Building R egulations (P art L 2006).’

Source: Planning P olicy Statement: Eco-towns. A Supplement to Planning P olicy Statement 1 .
Department for Communities and L ocal Go vernment, J uly 20 09.
ht tp: //www .communities.g ov.uk/documents/planning andbuilding/pdf/pps-ecot owns.pdf
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space and accessibility

This section first considers internal space in a home, including overcrowding and
daylighting, and considers issues of working at home and extending a home. It then
considers space around the home, including density and open space. The section 
then turns to accessible housing and neighbourhoods. Accessibility can mean a wide
range of different things in terms of eco-to wn housing: it can relate to transport, to
housing allocations practices, to layout, and to equity in terms of the relationship
between different groups and their ability to gain access to, and use, housing. All 
these are priorities for eco-town housing and are embedded in the concept of
sustainability.

2.1 Housing space standar ds in eco-to wns

The space allowed within housing is import ant: there should be flexibility in the use of
that space, and it should be sufficient to allow privacy for members of a household.
Despite this, British new-build homes are among the smallest in Europe. The average
floor space of a new home in Brit ain (including houses as well as flats) is just
818 square feet; Denmark has the highest new home average floor space with 1,475
square feet, and Greece comes second with 1,36 1 square feet. In France, the average
is more than 1,200 square feet. Data compiled by the Home Builders Federation and
other organisations show that a t ypical new home built in Brit ain in 2009 will be 55 per
cent smaller than one built 80 years ago. And in the average newly built home there are
now 20 per cent more rooms than there w ere a quarter of a century ago.1

This would be acceptable if people were satisfied with the space st andards in housing.
However, surveys such as that conducted by the Commission f or Architecture and the
Built Environment (CABE)2 show a high degree of dissatisfaction with, f or example,
space for recycling and internal areas to allow children to have their own social space.
Eco-towns provide an opportunity to demonstrate how both the size and allocation of
internal space can be improved.

One key factor to be taken into account is the requirement in the Eco-to wns PPS for
houses to meet Lif etime Homes St andards and English Partnerships (now part of the
Homes and Communities Agency) space standards. These can be accessed via
ht tp: //www .homesandcommunities.co .uk/design_quality_standar ds.htm , which
then further ref erences the legacy standards from English Partnerships at
ht tp: //www .englishpar tnerships.co .uk/qualitystandar ds.htm . The HCA hopes to
have a harmonised set of standards in place by April 2011 following consult ation and
collaboration with partners and key stakeholders.

The Lifetime Homes St andards are set out on the Lifetime Homes w ebsite and
summarised in a booklet – see ht tp: //www .lifetimehomes.or g.uk/lif etime_docs/
LTH Booklet.pdf . Figure 1 shows the import ance not only of space standards, but also
of the layout of the home and of accessibilit y to and within it.

There is the danger, however, that such standards are taken as a maximum and are
used as a substitute for innovative thinking about space, how it is divided, what uses it
may be put to, and whether a range of activities can t ake place within it safely. Housing
in eco-towns should demonstrate the benefits and the costs of adopting more
generous space standards.

2

6

1 ‘Floor space: Will British rooms get bigger?’. The Independent, 11 Feb. 2009. http://www .independent.co.uk/life-
style/house-and-home/property/floor-space-will-british-rooms-get-bigger-1606072.html

2 HATC, Ipsos Mori (2009) Resident Satisfaction with Space in the Home . HATC and Ipsos Mori, for CABE:
London. http://www .cabe.org.uk/files/resident-satisfaction-with-space-in-the-home_0.pdf



Housing within an eco-town should also adopt more challenging targets for wheelchair
accessible housing. This will ensure that all people, including people who use a
wheelchair as a crucial part of their daily life, have the opportunity to live in an eco-town
on an equal basis. Through this sheet the TCPA suggests that eco-towns should adopt
the same approach as the London Plan – namely that 10 per cent of all new housing 
should be designed to be of wheelc hair standard or easily adaptable (the technical
standards for a wheelchair standard house are available at
ht tp: //www .london.g ov.uk/thelondonplan/policies/3a-05.jsp ).

As guides produced by Habinteg Housing Association demonstrate, the Lif etime Homes
Standards do not produce homes that are sited and laid out to be fully wheelc hair
accessible. The Habinteg design guide for where wheelc hair standard housing should be
sited is at ht tp://www .habint eg.org.uk/pag es/w ah_gla.html , and the Habinteg design
guide for wheelchair housing itself is at ht tp: //www .habint eg.org.uk/pag es/whdg.html .

2.1.1 Flexibility in space

Housing design in eco-towns should allow as much flexibility internally as possible so
that the dw elling can adapt to residents’ changing needs and circumstances. This is, 
for example, one of the features of the Rogers Stirk Harbour + Partners housing
development at Oxley Woods: ‘The volume of the house is adaptable both in terms of
orientation, regional variation of scale, proportion and material and is conceived for life-
long living, with an inherent fle xibility both in the short and long term. Internal layouts
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Figur e 1  Lifetime Homes

© Crown Copyright 2008. Illustration produced by PRP Architects. Diagram indicative only
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are free-span – i.e. without structural pillars and walls, maximising flexibility. To further
enhance the range of choice, [the architects] envisage a range of add-on elements to
give distinct identit y. These elements include canopies, balconies, planted walls and
study rooms.’ (ht tp: //www .rsh-p.com/w ork/select ed_works/design_f or_
manuf acture_oxley_woods/complet ed)

2.1.2 Overcro wding

Eco-towns provide a real opportunity to challenge the existing English statutory
overcrowding standards, which are coming under increasing challenge for being
inadequate (see, for example, ht tp: //mobile.shelt er.org.uk/g et_advice/r epairs_and_
bad_conditions/o vercrow ding ). The Department f or Communities and Local
Government (CLG) is committed to moving to the more rigorous ‘bedroom st andard’.3

This standard should be used as an absolute minimum in eco-towns, with
developments t aking the opportunity to set new st andards of privacy and functionality
relating to, for example, space for quiet study. This will deliver real benefits to f amilies
living in eco-towns. Research by Shelter has identified that children living in bad and
overcrowded housing are almost twice as likely to suffer from poor health and are more
likely to truant from school, with consequent detriment al effects on their life-chances
(see ht tp: //england.shelt er.org.uk/housing_issues/Cr eating_bet ter_
neighbour hoods/suppor ting_f amilies_and_c hildr en).

2.1.3 Daylighting

A Daylight Factor for living rooms and bedrooms (measured as a ratio of outside
luminance to inside luminance and expressed as a percentage) should be incorporated
into the design of new homes as st andard. In the UK, homes are already governed by a
British Standard (BS 8206-2) which is a minimum Daylight Factor of more than (>) 2 per
cent. It is rarely enforced because its benefits are hard to evaluate. Meeting the bare
minimum of the st andard means that there is still dependence on electric lighting on all
but the sunniest days. A room only feels day-lit where the Daylight Factor is >5 per
cent, and it is at this point that a sense of w ell-being comes into effect, and artificial
lighting is generally made redundant. Homes in eco-towns should, theref ore,
incorporate a Daylight Factor of >5 per cent.

2.1.4 Wor king a t home

There are two relevant objectives contained in this Worksheet that impact particularly
on opportunities to w ork from home. The first is that people should not have to move
house of necessity if their personal circumst ances change significantly. The second is
that eco-towns should have an exemplarily low ecological impact. Both of these
objectives should be taken into account in planning the space available within a home
to allow w orking at home efficiently, in safety and, preferably, in dedicated space.
Planning rules allow limited use of someone ’s home for other purposes as long as they
are ancillary to its main use as a home. Maximum use can be made of this pro vision in
the design of housing in eco-towns.

More intensive use may require planning permission, and part of the home may be
subject to the payment of Business Rates or Capital Gains Tax if sold. Despite this,
there are advantages to properly designed and integrated ‘live-work’ space – not least
in reducing the need to travel to work. Very useful information on live-work is available
from the Live/Work Network website at ht tp: //www .liveworknet.com .

Working in privacy and safety includes doing school work, studying, carrying out hobby
activities, and earning money either as, or in addition to, the main source of income.

8
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3 CLG (2007)Tackling Overcrowding in England: An Action Plan. Department f or Communities and Local
Government: London. http://www .communities.gov.uk/documents/housing/pdf/10.pdf



This requires careful consideration of aspects such as internal sound insulation and an
integrated approach to wiring – and wirelessing – the home f or internet access and
work equipment. (See Annex 3 of the Eco-towns Delivery Worksheet for a summary of
the key questions to be addressed when planning the inf ormation and communication
technology infrastructure for an eco-town.)

2.1.5 Extending a home

The Government has already reduced the need for planning permission when altering or
extending a house or flat. There is a very clear visual guide to what is permit ted on the
Planning Portal website at ht tp: //www .planningpor tal.g ov.uk/england/g enpub/en/
1115311947777.html . Eco-town housing should embody this principle of a greater
freedom to extend living accommodation without planning permission in a positiv e way
in the development of housing . For example, further rights to e xpand a home through a
Local Development Order could be extended in eco-towns as long as this was taken
into account in the design st age. Housing layout should reflect the scope f or extension,
and designs for housing could include a design for an extension which could be built
whenever the owner or occupier needs to expand.

2.2 Density

It is implicit in the desire to ac hieve zero carbon development and the desire to reduce
the need for private car journeys that density and urban form must be one of the k ey
parts of the overall approach to masterplanning eco-towns. However, given the
proposed locations for eco-towns and the increasing impact of the urban heat island
effect as the average summer temperature increases through the century as a result of
climate change, it is clear that it would be inappropriate for eco-towns to built to v ery
high densities. One of the challenges will therefore be to transfer thinking on densities
and nodes to an eco-town context. This thinking links medium- and higher-density
development with the pat tern of public transport interc hanges.

This Worksheet does not set down st andards for housing density. The TCPA believes
that developers should be given the freedom to inno vate and to demonstrate how
different densities can contribute to the ac hievement of zero carbon communities.
However, it is worth setting down some markers. First, the Eco-towns PPS sets out a
number of requirements whic h impact directly on the densit y of development and, in
particular, housing. The PPS requires that:
l Forty per cent of the eco-town should be open space.
l Homes should be within ten minutes ’ walk of (a) frequent public transport and (b)

neighbourhood services.
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Box 2 Acor n Village, Cr ic kho well, Wales

Acorn Village is made up from 39 homes, varying in siz e from 450 to 2,0 00 square feet. On
average 20 per cent of the space is dedicated to work use. All homes have work at tics, with
the bulk of workspace in a separate cour tyard. No public funding or assistance w as used in
Acorn Village ’s development: 70 per cent of the development w as funded by venture capital
bank Triodos, with the remainder raised from suppor ters. It was completed in 20 00 and is of
mixed tenure that includes units for sale. Appro ximately 1 -2 jobs per work unit were created
in each of the 35 units that have dedicated workspace. They are used by a variety of small
businesses, including an internet programmer , a sales administration business, a ceramic
artist, a photographer , an eco-tourism compan y, a scientific researc h compan y, music and
dance teachers, and a record producer . All workspace continues to be used as workspace.

Source: Live/Work Network. ht tp: //www .liveworknet.com/liv e-work-sec44-1.html
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l There should be a maximum walking distance of 800 metres from homes to the
nearest school for children aged under 11.

Secondly, it needs to be borne in mind that high densit y does not necessarily mean
high rise. Some low-rise schemes recognised for their sense of communit y are high
density. For example, Darbourne and Darke’s 45-year-old scheme in Lillington Gardens
in Westminster has a density of 195 dwellings per hectare, and Box 3 gives details of
the 2008 Stirling Prize winning Accordia scheme in Cambridge, designed by Feilden
Clegg Bradley, Maccreanor Lavington and Alison Brooks Architects at 47 homes to the
hectare (65 discounting amenity spaces).

Medium- to high-densit y schemes can be set within green space, providing both a
sense of openness to a development and shared and communal space, as well as
cooling in hot weather.

Density is important in other import ant ways. In particular, density is one of the key
considerations when choosing and designing different types of energy provision,
notably in this case CHP (combined heat and power). A minimum average housing
density of 50 homes per hect are has been recommended by the Combined Heat and

Box 3 Accor dia, Cambr idge

Accordia is Span-type housing for the 21st century . There is plenty of indi viduality in the
flexible house plans whic h allows for c hanging family circumstances (mews g arages have
often been turned into studios or of fices, or even grann y annexes); there is pri vacy on (most
of) the ter races and balconies; but there are village greens and strips of common land. Car s
are tamed, not banned. F urther information can be found at
ht tp: //www .urbandesigncompendium.co .uk/A ccordia and
ht tp: //www .buildingf orlife.org/news/a-g ood-piece-of-or dinar iness

Source: ht tp: //www .archit ecture.com/A wards/RIBA Stir lingPr ize/RIBAStir lingPr ize2008/A ccordia/
Accordia.aspx
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Power Association to limit the cost of pipe w ork installation.4 It is difficult to set hard
and fast rules – not least because lower densities may be required to maximise the
potential for the use of photovoltaic cells and solar heating. Similarly, housing density is
one of the determinants of the viabilit y of public transport (see Figure 2).

2.3 Green/open space

The space surrounding housing is equally important to that within it, and the same
approach to creating generous, flexible and creative spaces should permeate housing
developments. This must include minimum areas f or private gardens, which must also
be protected from de velopment.5 As with the eco-to wn itself , housing should be
planned within a framework of green and open space. The Eco-towns PPS requires that
50 per cent of all open space should be available communally and points out that one
of the benefits of eco-to wns as linked new set tlements are the opportunities for space
within and around the dw ellings.

The Eco-towns Green Infrastructure Worksheet emphasises that ‘green infrastructure
cannot simply be assembled from parcels of marginal land not needed or w anted for
housing’ (see ht tp: //www .tcpa.or g.uk/pag es/gr een-infr astruct ure.html ). The
planning of green space around housing should therefore embody the principle that the
layout itself should provide for the needs of residents. This means planning for
children’s play, sport and recreation alongside features providing a sense of belonging
and community, rather than developing segregated areas for different types of activity.

11

4 See also NHBC Foundation (2009) Community Heating and Combined Heat and Power. NHBC Foundation:
Amersham. http://www .nhbcfoundation.org/LinkClick.aspx?fileticket=Ev%2F%2BSNIFrK4%3D&t abid=339&mid=
774&language=en-GB

5 The TCPA recommends that dw ellings for three persons (including children) and above should in most cases
provide a minimum garden area of 50 square metres, and in any case no less than 30 square metres

Figur e 2  Density and public transpor t via bility

Source: Housing for a Compact City. Greater London Assembly, 2003. 
ht tp: //www .london.g ov.uk/ma yor/auu/docs/housing_compact_city_1 .pdf



2.4 Accessible neighbourhoods

Accessible neighbourhoods embody a range of thinking, from designing f or an ageing
population, for children, for wheelchair users and for the visually impaired, to designing
for people with dementia. In eco-to wns this approach to design should be incorporated
into all housing (and other) layouts and not be seen as some form of specialised
provision.

The starting point for accessible neighbourhoods in eco-towns is the commitment in
the National Strategy for Housing in an Ageing Society that ‘All Ecotowns will be
designed to be lifetime neighbourhoods’. This Government commitment is not repeated
in the Eco-towns PPS, but it must be e xpected that those developing eco-towns will
achieve this standard.

There are a number of sources of information that can be used to inform the design
process. For example the Inclusive Design for Getting Outdoors project
(ht tp: //www .idgo.ac.uk/index.htm ) has drawn up design guides on:
l Widths of f ootways and footpaths.
l Adjacent and shared use (by cyclists and pedestrians) of footways and footpaths.
l Materials for footways and footpaths.
l Changes in the level of footways and footpaths.
l Kerbs, including tactile dropped kerbs for footways and footpaths.
l Pedestrian crossings.
l Signage.
l Bus stops and shelters.
l Seating.
l Street art.
l Street greenery.
l Public toilets.

More specialist advice is available – on, for example, neighbourhood design for those
with dementia, including a report from Oxf ord Brookes University6 (reprinted as Annex
2 of the Eco-towns Inclusive Design Worksheet – see
ht tp: //www .tcpa.or g.uk/pag es/inclusiv e-design.html ), and from specialist housing
providers such as Housing 21.7

12
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Box 4 Outdoor playing space standar ds

Fields in Trust (FIT) (ht tp: //www .fieldsintr ust.or g), formerly known as the National Playing
Fields Association, publishes policies and standards relating to quantitati ve, qualitati ve 
and accessibility standards of outdoor playing space – i.e. outdoor land for spor t and 
play, set in the broader context of open space. F ormerly known as the ‘Six Acre Standard’ ,
the recommendations in Fields in Trust’s Planning and Design for Outdoor Spor t and Play
recognise the impor tance of local standards in the context of go vernment planning policy
and the leg al framework.  The sustainability agenda is recognised, and the impor tance of
design is highlighted. The publication is relevant to all four countries of the United 
Kingdom.

For fur ther details and to purc hase a copy , contact publications@fieldsintr ust.or g – or
telephone 020 7264 240 0.

6 L. Mitchell, E. Burton, S. Raman (2004) Neighbourhoods for Life: A Checklist of Recommendations f or Designing
Dementia-Friendly Outdoor Environments. Oxford Brookes University: Oxford, and Housing Corporation: London.
http://www .idgo.ac.uk/about_idgo/docs/Neighbourhoods.pdf 

7 S. Vallelly, S. Evans, T. Fear, R. Means (2006) Opening Doors to Independence – Summary. Housing 21:
Beaconsfield. http://www .housing21.co.uk/corporate-information/publications/research-reports



Those designing and developing housing schemes in eco-towns have the chance to
demonstrate accessible environments whic h provide for the needs of all groups in
society. This can be done by ensuring that the whole neighbourhood functions as a
lifetime neighbourhood and by working with available sources of expertise such as the
Royal National Institute of Blind People, which offers a design consultancy service (see
ht tp: //www .rnib.or g.uk – search for buildings).

choice and fle xibility
This section considers aspects of housing choice in an eco-town, particularly choice in
tenure and the ways in which housing is provided.

3.1 Choice of tenur e

The Eco-towns PPS stresses that eco-towns can promote sust ainability by ‘delivering a
locally appropriate mix of housing type and tenure to meet the needs of all income
groups and household size’. Eco-towns should encompass the widest range of t ypes of
housing tenure so that there is not only c hoice, affordability and flexibility in eco-town
housing, but also security. National thinking now embraces new forms of tenure, with
different degrees of equit y in housing (including shared equity and shared ownership)
and fresh approaches to private renting. This tenure range can be applied across the
country, but eco-towns have a special role to play in tenure choice. Housing in eco-
towns can, in particular, contain the full range of types of tenure and demonstrate that
different tenures can co-exist easily side by side within the housing stoc k.

The starting point for the design and allocation of housing is that it needs to be tenure-
blind. This can be achieved through removing design distinctions and mixing dif ferent
tenures within a scheme – a practice sometimes known as ‘pepper pot ting’. However,
eco-towns need to show w ays of moving beyond current practice. One clear and
progressive way of achieving this is to blur – or abandon – the distinctions between
tenures for any particular dwelling. Thus, at one time a flat or house may be socially
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Box 5 Lifetime neighbourhoods

The National Strategy for Housing in an Ageing S ociety quoted a 20 07 CLG/ILC-UK joint
discussion paper , Towards Lifetime Neighbourhoods , whic h set out k ey themes for lifetime
neighbourhoods:

‘It is impor tant to note that lifetime neighbourhoods should be viewed as sustainable
communities that of fer a good quality of life to all generations. More specifically , they should
aim to be:
l Accessible and inclusi ve;
l Aesthetically pleasing and safe (in terms of both traf fic and crime), and easy and pleasant to

access; and
l A community that of fers plenty of services, facilities and open space.

‘Furthermore... lifetime neighbourhoods are lik ely to foster:
l A strong social and ci vic fabric, including v olunteering, informal networks, and a culture of

consultation and user empowerment amongst decision-mak ers; and
l A strong local identity and sense of place .’

Source: Lifetime Homes, Lifetime Neighbourhoods: A National Strategy for Housing in an Ageing
Society . CLG/Department of Healt h/Department for Work and Pensions, 20 08.
ht tp: //www .communities.g ov.uk/documents/housing/pdf/lif etimehomes.pdf



rented or owner occupied or a mixture between the two, giving the people living there
the ability to move up or down the spectr um of these tenures without mo ving house.
Equally, the owner of the propert y – if this is a housing association – may need the
flexibility to take the property out of the pool of rented properties if a particular need
has diminished and, perhaps, put it on the private for-sale market to finance the
development of other housing bet ter suited to meet a cur rent need.

There are number of schemes offering shared equity and ownership and, specifically,
the ability to ‘st aircase’ from renting to ha ving some equity in the property and the
reverse as circumstances demand. The Joseph Rowntree Housing Trust has long
operated a shared-ownership scheme where ‘st aircasing’ is possible to both 100 per
cent ownership and 100 per cent rent – and points in between (see
ht tp: //www .jrht.or g.uk/Housing+and+car e+services/Shar ed+ownership/Home.htm ).

Tenure-blind housing means that housing can be more flexible. This is particularly
advantageous at a time when there is uncert ainly around the viability of schemes and
about the availability of grant. It will reduce the possibilit y of stigmatisation and of
ghettoisation and could lead to a universally higher standard of design.

3.2 Access to housing

Of equal importance is ensuring equitable access to housing that meets all a potential
resident’s housing needs. Where a person has particular access needs it can be very
difficult to find a suit able house which does not need to be adapted. Too often,
accessible houses are sold or allocated to families who do not have special access
needs. To address this, and ensure access to an accessible house, increasing numbers
of housing authorities are using an ‘accessible housing register’. A leading example is
Accessahome – see Box 6.

Using an accessible housing register demonstrates that the housing landlord, if a public
body, is meeting the requirements of the Disabilit y Equality Duty to ensure that people
who are wheelchair users or have any other impairment can have the same choice of
housing as non-disabled people.

3.3 Choice in pro vision

Choice should be achieved not only through a wide selection of t ypes of tenure and
affordability and the ability to move between them, but through the w ays in which
housing is provided and procured. Eco-towns should show how dif ferent forms of
provision – sometimes regarded as being peripheral – can form an integral part of
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Box 6 Accessahome

Accessahome is an online housing let tings system for disabled people. It is designed to of fer
disabled people more housing options and increased c hoice about where they li ve. It
pro vides an online database of adapted and accessible homes in the af fordable sector . It
pro vides a service to housing applicants and landlords by enabling a bet ter matc h of
applicants to accessible homes.

Accessahome can be used as par t of choice-based let tings systems and can assist with sub-
regional let tings. It is pro vided by Ability Housing Association and F resh Interacti ve and is
currently being used by R eading Borough Council.

Source: ht tp: //www .accessahome.co .uk/login.asp?ur l=/def ault.asp



housing supply. These forms include self-build, co-housing, co-operative housing, off-
site production coupled with high en vironmental standards, and non-standard
approaches to construction.

Eco-towns are rooted in a histor y of exhibiting and demonstrating high-quality homes
built at a reasonable cost – dating from the two model houses designed by Henry
Roberts that the Societ y for Improving the Condition of the Labouring Classes erected
in Hyde Park for the Great Exhibition in 1851, to the Home World Exhibition and the
Future Home Exhibition in Milton Keynes in 1981 and 1994, respectively.

Eco-towns should f ollow this tradition b y making specific and positive provision for a
range of housing and those providing it. This range should include traditional approaches
to housing provision – housing for sale and housing for rent either privately or through
housing associations and the public sector, housing with subsidy and housing without.
But it is import ant that within these more traditional f orms of provision, eco-town
developments should ser ve as places in which new ideas can be tried out. For
example, there is a significant degree of thinking about new roles f or, and new w ays of
providing, private rented housing. The Homes and Communities Agency has launched
an initiative – the Private Rented Sector Initiative (PRSI) (see
ht tp: //www .homesandcommunities.co .uk/pr ivate_rented_sector_initiativ e) – to
create an opportunity for investors such as pension funds to enter the private rented
sector on a large scale for the first time. The development of eco-towns could provide a
testbed for investment in high-quality private rented housing.

There are also a number of ways of providing housing which fit more directly with the
aims of eco-towns regarding communit y involvement and communit y ownership. These
include co-housing, co-operative housing and self-build housing.

3.4 Co-housing

Co-housing is a way of living which brings individuals and families together in groups to
share common aims and activities while also enjoying their own self-cont ained
accommodation and personal space. The main features of co-housing communities (see
ht tp: //www .cohousing.or g.uk/ ) are:
l They are set up and run by their members f or mutual benefit.
l Members are consciously commit ted to living as a communit y. However, the degree

of communit y contact is down to the individual resident.
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Box 7 Springhill Cohousing, Stroud

Springhill Cohousing, near the centre of Stroud in Gloucester shire, is the fir st new -build co-
housing sc heme to be completed in the UK. There are 34 units, ranging from one-bedroomed
flats to fi ve-bedroomed houses. There is a three-storey common house with a kitc hen where
meals are cook ed and served three times a week – other shared meals and community -based
social acti vities happen there too.

Springhill Cohousing has been recognised by the Deputy P rime Minister ’s Award for making
an ‘outstanding contribution ’ to sustainable communities – ‘ The pedestrianised ‘main street’
meander s around the site parallel with the contour s, creating a c haracterful village feel .’
Springhill Cohousing has also recei ved the 20 06 Eurosolar UK Award for inspiring renew able
energy projects. The judges commented: ‘The dedication by the group to ac hieving the vision
is muc h to be admired. This community demonstrates the impor tant link between renew able
energy and sustainable li ving .’

Source: ht tp: //www .ther ightplace.net/coco/public/



l Developments are designed to encourage social contact and a sense of
neighbourhood among members.

l Common space facilitates shared activities, such as community meals; and other
amenities, such as laundries, heating systems, guest rooms, transport etc., ma y be
shared.

While co-housing may be an unfamiliar model to many housing providers, Homes and
Communities Agency policy does allow it to be supported b y grant. However, as of
October 2009 the HCA has not done so. As well as its lower average carbon footprint,
other reported benefits f or residents include lower maintenance costs, higher social
interaction (‘social capital’), and lower rates of crime.

There are eight fully established co-housing communities in Great Britain. One of these
is Springhill in Gloucestershire, as described in Box 7. Eco-towns provide a clear
opportunity to develop further communities suc h as the Springhill co-housing scheme
which support the essential ethic of an eco-town, as they are both sustainable and
have a strong sense of communit y. Developers should identify opportunities within
their masterplans for such neighbourhood developments.

3.5 Co-opera tiv e housing

As the website of the Confederation of Co-operative Housing (ht tp: //www .cch.coop/ )
shows, there are a range of types of housing co-operative, including ownership housing
co-operatives, Tenant Management Organisations (TMOs), self-build co-operatives,
short-life co-operatives, and tenant-controlled housing associations. A leaflet, Meeting
Housing Needs the Co-operative Way, available from ht tp: //www .cch.coop/docs/co-
operativ e_housing_booklet-june20 08.pdf , explains the principles of co-operative
housing and provides examples of schemes.

3.6 Self-build housing

Self-build housing can be embedded in the masterplanning of neighbourhoods within
an eco-town in a straightforward way, as the Borneo Sporenburg area in Amsterdam’s
Eastern Docklands demonstrates – see Box 9.

A wide range of information and examples can be found on the Communit y Self Build
Agency website at ht tp: //www .communityselfbuildag ency.org.uk/ . There are a
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Box 8 Rainbo w Housing Co-opera tiv e, Milton K eynes

Rainbow Housing Co-operati ve began in 1976 when a group of seven or eight people who
wanted to li ve more communally got together to look for alternati ve accommodation –
alternati ve to the type of housing then available from Milton K eynes Development
Corporation (MKDC). Around that time the railw ay cot tages in New Bradwell were being
demolished to mak e way for new housing. F ortunately , the two remaining rows of railw ay
cottages in Spencer Street were saved by a preservation order , and it became MKDC’ s
responsibility to find a suitable use for them.

The group negotiated with MKDC and were eventually of fered Spencer Street, pro vided
enough lik e-minded people could be found, and that former tenants were of fered
accommodation. MKDC reno vated the cot tages in consultation with the group, and in May
1978 the fir st Rainbow tenants mo ved in.

Source: ht tp: //www .rainbo whousingcoop.or g.uk/
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number of examples of UK self-build schemes, including the Tutti Frutti scheme in
Manchester and the Diggers scheme in Brighton – see Box 9. Self-build housing has
the advantages of allowing access to housing for those who may not other wise be able
to get onto the housing ladder, of encouraging a co-operative approach to the provision
of housing, and of supporting the development of innovative approaches to, for
example, energy efficiency. More widely , it supports the development of a range of
skills, from building-related trades to project management and from negotiation to team
working.

As existing examples in England have shown, self-build can be part-funded through
existing grant regimes and can, by virtue of this, f orm part of the stoc k of affordable
housing.
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Box 9 Examples of self-build housing

Borneo Spor enbur g, Eastern Docklands, Amst erdam

The masterplan developed by West 8 for Borneo Sporenburg in Amsterdam’ s Eastern
Docklands in volved the application of a strict set of design codes.

As par t of the redevelopment of Borneo Sporenburg, 60 ‘free parcels ’ of land were made
available on whic h pri vate indi viduals were able to build their own homes under the
guidelines pro vided by the design codes. These indi viduals consulted with the arc hitects in
organised workshops, c hallenging them to meet their needs by responding creati vely to the
design code. The experience of Borneo Sporenburg has had a significant impact on Dutc h
urban planning, and free parcels are now of ten integrated into new planned neighbourhoods
in the Netherlands.

Source: ht tp: //www .urbandesigncompendium.co .uk/bor neospor enbur g

Tut ti Frut ti, Manchester

An example from the UK is the approac h being used in Urban Splash ’s Tutti Frut ti scheme in
New Islington, Manc hester. Tutti Frut ti pro vides an oppor tunity to buy one of 20 canalside
plots of land on whic h to build a home in the centre of Manc hester. Prices star t from £88,0 00.
The fir st six plots were decided by competition, and there are other s whic h are available for
budding arc hitects to design their own home.

Source: ht tp: //www .newislingt on.co .uk/t ut tifr ut ti/

Diggers self-build, Bright on

The Digger s are a group of fi ve families and four single people in Brighton who c hose to self-
build for rent as an af fordable w ay of pro viding their own permanent homes. Member s
wanted indi vidual houses set in communal g ardens, incorporating energy -saving features
and environmentally health y specifications. They were k een to be acti vely in volved with their
architects throughout the design as well in as the construction process. The residents c hose
Architype both because of their experience and trac k record with self-build projects and
because they shared a co-operati ve approac h to the org anisational structure of the project.

The scheme brings bac k into use the derelict site of a disused golf club, sur rounded by a
mixture of post-w ar housing developments on the outskir ts of Brighton.

Source: ht tp: //www .forevergreen.org.uk/Phot ographs/digg ersselfbuild.html



quality and inspira tion

This section considers the need for the highest quality of housing in eco-towns and
examines design standards, layout, types of housing, and the value of good design.

4.1 Quality

Eco-town housing should demonstrate the qualit y of design that is achievable if the
design team, the developer, the housing provider and the communit y all work together
during the design process. Eco-towns must c hallenge the pattern book approach to
housing employed by some developers and show that innovative thinking can be
applied to housing and house types and that this does not have to increase costs. In
the longer term, savings can be made through good-quality design.

The quality of a place, and people’s experience of it, comes equally from the qualit y of
the layout and the quality of the design of individual houses or blocks. The starting point
for developing quality is the Building for Life standard run by CABE and the Home
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Box 10 Building f or Life design cr iter ia

Environment and community
1 Does the development pro vide (or is it close to) community facilities, suc h as a school,

parks, play areas, shops, pubs or cafés?
2 Is there an accommodation mix that reflects the needs and aspirations of the local

community?
3 Is there a tenure mix that reflects the needs of the local community?
4 Does the development have easy access to public transpor t?
5 Does the development have an y features that reduce its en vironmental impact?

Character
6 Is the design specific to the sc heme?
7 Does the scheme exploit existing buildings, landscape or topograph y?
8 Does the scheme feel lik e a place with distincti ve character?
9 Do the buildings and layout mak e it easy to find your w ay around?
10 Are streets defined by a well structured building layout?

Streets, parking and pedestr ianisation
11 Does the building layout tak e priority o ver the streets and car parking, so that the

highw ays do not dominate?
12 Is the car parking well integrated and situated so it suppor ts the street scene?
13 Are the streets pedestrian, cycle and vehicle friendly?
14 Does the scheme integrate with existing streets, paths and sur rounding development?
15 Are public spaces and pedestrian routes o verlook ed and do they feel safe?

Design and constr uction
16 Is public space well designed and does it have suitable management ar rangements 

in place?
17 Do the buildings exhibit arc hitectural quality?
18 Do internal spaces and layout allow for adaptation, con version or extension?
19 Has the scheme made use of advances in construction or tec hnology that enhance its

performance, quality and at tracti veness?
20 Do buildings or spaces outperform statutory minima, suc h as building regulations?

Source: Building for Life. ht tp: //www .buildingf orlife.org/cr it eria



Box 11 BedZED, Sutton – a Building f or Life aw ar d winner

The BedZED development in the L ondon Borough of Sut ton demonstrates that it is
technically and financially possible to produce a building that does not degrade the
environment, but impro ves and enhances it. The project w as co-developed by en vironmental
development org anisation BioR egional, whic h also plans to develop the adjacent landfill site
into a working landscape to showcase sustainable land-based industries, suc h as urban
forestry and lavender culti vation, and to pro vide public green space and wildlife habitat.

BedZED addresses a multitude of ph ysical issues, among them maximising w ater re-use and
reducing w aste and energy consumption, and of fers a myriad of energy -saving measures to
residents. Integrated social pro visions include a nur sery, after-school clubs, a medical centre,
an org anic café, a bar , shops, internet access, and workspaces.

Further information can be found at 
ht tp: //www .buildingf orlife.org/case-st udies/bedz ed/ intr oduction

Builders Federation (HBF) (see the Building for Life website at
ht tp: //www .buildingf orlife.org/ ). The Eco-towns PPS requires all eco-town housing to
achieve a Building for Life Silver Standard – fulfilling 14 or 15 of the design quality
criteria set out in Box 10. The Building for Life website gives further det ails on each of
these criteria and provides a good range of examples of schemes. A good practice
guide on achieving the Building for Life standard which is aimed at staff working within
housing providers’ development and regeneration departments is available at
ht tp: //www .housingcor p.gov.uk/serv er/sho w/ConW ebDoc.14968/c hangeNav/440 .
Eco-towns provide the opportunity to extend the very real challenge posed by these
criteria. For example, criterion 5 is already too timid f or an eco-town development,
while, f or example, criterion 11 could be turned on its head for eco-towns, with neither
the building layout nor the highw ays dominating but both being subser vient to the
green framework. It would be valuable if all schemes could aspire to the Building f or
Life Gold Standard – meeting 16 of the 20 criteria – so that eco-towns can truly be
exemplar developments. The Building for Life website already lists 32 schemes (see
ht tp: //www .buildingf orlife.org/a wards/standar ds) in England that have achieved this
accolade, and it would detract from the e xemplar status of eco-towns if the y fell below
the standard already achieved elsewhere. Developers of housing in eco-towns are
expected to meet this c hallenge and, by doing so, feed back into thinking on the
Building for Life standard itself.

4.2 Layout

At the heart of the qualit y of housing in an eco-town is the layout and the design of
individual homes. These two aspects are inseparable: if either is wrong, a bland,
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potentially dangerous and uninspiring place will be created no matter how good the
other aspects are. Thinking on the layout of housing will need to co ver not only urban
design factors, but also layout in relationship to energy use, space for storage,
recycling, and a sense of community.

It is not the role of this Worksheet to specify possible layouts for housing and mixed
areas in eco-towns, but schemes which do not demonstrate the basic principles of
good layout should not be given permission through the planning process. There are a
wide range of sources of excellent advice on innovative approaches to layout. Key
among these are the Urban Design Compendium prepared for the Homes and
Communities Agency (see ht tp: //www .urbandesigncompendium.co .uk/home ) and
CABE’s web-based guidance on sustainable cities (see
ht tp: //www .sustainablecities.or g.uk/ ). The Urban Design Compendium sets out the
key basic aspects of urban design, including an appreciation of context, as shown in
Box 12.

Building on the discussion in Section 2.4 regarding good access, neighbourhood layout
in eco-towns should incorporate new thinking about urban design whic h stresses the
ecological and environmental role in good layout:
l Minimising energy use – through encouraging walking, allowing f or bicycle storage,

and supporting public transport.
l Maximising solar gain – through orientation, while still providing accessible cool

internal rooms on very hot days.
l Maximising the opport unity for natural cooling (especially through green cover) and

for wind power generation – through orientation and massing (the form, height and
relationship of buildings) in respect of the prevailing wind.

l Minimising the potential f or flooding caused by run-off – by increasing the amount of
green and permeable surfaces and minimising hard surfaces, including tarmac.

l Adding to the retention and development of biodiversity – by allowing space for
planting and for protected areas for nesting and other habitats.

The 2007 Manual for Streets (ht tp://www .dft.gov.uk/pgr/sustainable/
manf orstr eets/pdfmanf orstr eets.pdf ) demonstrates how measures can provide both
safety and inspiring surroundings while meeting the need f or access.
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Box 12 Appr ecia ting the conte xt

A thorough appreciation of the o verall site context is the star ting point for designing a
distinct place. Context is the character and set ting of the area within whic h a scheme will sit.
An under standing of factor s such as the history of the place, how it developed, the people
who li ve there and how it functions will allow developments to be more ef fecti vely and
appropriately positioned.

The key priorities to be considered are:
l Communities – under standing social dynamics can help developments to reinforce local

communities.
l Place – drawing inspiration from indigenous c haracter can strengthen local identity .
l Nat ural resources – maximising use of the site ’s intrinsic resources can create more

sustainable developments.
l Connections – under standing existing street and road link ages can help in developing an

effecti ve and integrated mo vement framework.
l Feasibility – ensuring sc hemes are economically viable and deli verable.
l Vision – under standing the aspirations for the site.

Source: Urban Design Compendium . English Partner ship s/Housing Corporation.
ht tp: //www .urbandesigncompendium.co .uk/public/documents/UDC1FULL.pdf
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There are a growing number of tools a vailable to assess the sustainability of housing
layouts and neighbourhood design. As well as the Building for Life assessments
covered earlier in this Worksheet, the Building Research Establishment has launched
the BREEAM Communities scheme to provide a more comprehensive approach to
assessing sustainable neighbourhoods – see Box 13.

Taking all these factors into account, the urban design of housing and mixed-use areas
should be seen as an integral part of the approach to creating a sustainable and zero
carbon community. For example, in the Swedish ‘eco-friendly’ development at
Hammarby Sjöstad in Stockholm (see ht tp: //www .hammarb ysjostad.se/ – English
version) the plan for the neighbourhood is seen as an integral part of the overall
approach to sustainability characterised by the ‘Hammarby Model’ covered in Section 9
of this Worksheet. Layout is also important in determining the w ays in which an eco-
town can be developed. For example, in Vauban in Freiburg, Germany (see Figure 3),
one of the attributes of the inclusiv e masterplanning process was the division of land

Figur e 3  Plan of the Vauban neighbourhood in Fr eibur g, Ger man y

Box 13 BREEAMComm unities

The BREEAM Communities sc heme pro vides both developer s and planner s with a dialogue
tool to assist them to independently measure and cer tify the o verall potential sustainability of
a developer ’s masterplan proposal during the planning stage of the development control
process. It assesses issues in eight categories:
l Climate c hange and energy .
l Community .
l Place-making.
l Buildings.
l Transpor t and mo vement.
l Ecology .
l Resources.
l Business.

Further information can be found at ht tp: //www .breeam.or g/pag e.jsp?id=117



into small lots and a preferential allocation to private builders and co-operative building
projects.

4.3 Types of housing

It is import ant that eco-towns provide exemplars for a range of housing that will ser ve
to demonstrate to de velopers that house types which do not form part of their usual
portfolio of homes for sale can be attractive, can sell well, and can help them to meet
their targets for sustainable and lifetime homes. There is a range of sources of
information on types of housing that will contribute to the ac hievement of a zero carbon
communit y. The Building Research Establishment (see ht tp: //www .bre.co.uk) and the
UK Green Building Council (see ht tp: //www .ukgbc.or g) both provide advice and
examples of good practice on sustainable housing. One example of a house type that
would contribute to the requirement that eco-to wns should be zero carbon
communities is the PassivHaus – see Box 14.

4.4 The value of good design

The development of eco-towns can play an important role in tackling the myth that good
design costs more and therefore reduces the viability of development. The Prince’s
Foundation for the Built Environment has produced a guide on Valuing Sustainable
Urbanism (see ht tp: //www .princes-foundation.or g/files/0707vsur epor t.pdf ) which
shows that a sust ainable approach to urban development – compared with more
traditional approaches – can lead to the creation of higher values in a variety of
circumstances. Figure 4 – taken from the report – shows the average residential values
for ‘sustainable urbanism’, ‘standard urbanism’, and ‘old urbanism’.

CABE’s 2006 report on The Cost of Bad Design (see
ht tp: //www .cabe.org.uk/files/the-cost-of-bad-design.pdf ) looked at the social,
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Box 14 PassivHaus

A dwelling whic h achieves the P assivHaus standard typically includes:
l Very good levels of insulation with minimal thermal bridges.
l Well thought-out utilisation of solar and internal g ains.
l Excellent level of ai r-tightness.
l Good indoor air quality , pro vided by a whole-house mec hanical ventilation system with

highly ef ficient heat reco very.

Specifying these features limits the design heat load to the load that can be transpor ted by
the minimum required ventilation air . Thus a PassivHaus does not need a traditional heating
system or acti ve cooling to be comfor table to li ve in – the small heating demand can be
typically met using a compact services unit whic h integrates heating, hot w ater and
ventilation in one unit (although there are a variety of alternati ve solutions).

For Europe (40-60 o nor thern latitudes), a dwelling is deemed to satisfy the P assivHaus criteria
if:
l The total energy demand for space heating and cooling is less than 1 5 kilow att-hour s per

square metre treated floor area per year .
l The total primary energy use for all appliances, domestic hot w ater, and space heating and

cooling is less than 1 20 kilow att-hour s per square metre per year .

A new not-for -profit org anisation has been formed to share information and good practice
about Passivhaus building tec hniques. F urther information can be found at
ht tp: //www .passivhaus.or g.uk/



environment and economic costs of lo w-quality environments. While it recognised that
initial investment in premium-qualit y developments might be higher , it also showed that
returns in the longer term are also higher. Eco-towns can help to test and quantify the
benefits of good design.

aff orda bility 
This section considers all aspects of housing affordability, including the funding models
for housing, affordable housing, and reducing energy costs and service and other
charges.

5.1 Aff orda ble housing

At the heart of making living in an eco-town more af fordable is the provision of housing
that is itself af fordable. The Eco-towns PPS requires that eco-towns ‘ provide for at least
30 per cent affordable housing (which includes social-rented and intermediate housing)’.
The current economic climate means that dif ferent ways of delivering affordable
housing are being explored. This thinking encompasses not only new w ays of funding ,
covered below, but new forms of partnership and new forms of allocating and
spreading the risks that any development involves between the public and private
sectors.

Once again, eco-towns provide opportunities to examine new thinking in practice. The
majority of approaches adopted will still involve housing associations, and the delivery
of affordable housing in eco-towns will need to dra w on experience and innovative
thinking inherent in this sector . This includes thinking about the role of housing
associations (see ht tp: //www .housing.or g.uk ) in relation to neighbourhood
governance, about accessible housing and care, and about sustainable housing.
Developments in eco-towns should adopt good practice in terms of bringing housing
associations in as early partners and, in some cases, as developers.
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Figur e 4  The value of good design

Illustration by The Prince’s Foundation for the Built Environment
Source: Valuing Sustainable Urbanism. The Prince’s Foundation for the Built Environment, 2007.
ht tp: //www .princes-foundation.or g/files/0707vsur epor t.pdf
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The 30 per cent affordable homes target is challenging. The current state of the housing
market (autumn 2009) does not support the development of af fordable housing through
capturing some of the increased value generated by commercial housing development.
Eco-towns can test whether a combination of dif ferent funding models such as
communit y stakes in land, the ability to take a longer view of the creation of v alue, a
premium created by the development of sust ainable homes, and the added value of
high-quality development and neighbourhoods will enable the development of
affordable housing under difficult economic circumst ances.

5.2 Funding models

The recession that started in 2008 has shown, among other things, that the price of
housing has been driven partly by the ways in which housing is financed, with, f or
example, prices driven up by the over-abundant availability of credit. Eco-towns have
the chance to contribute to impro ving the affordability of housing by testing new
models of funding f or such housing.

In this context, it is relevant to note that the CLG-sponsored assessment of the
financial viability of eco-towns proposals (Eco-towns – Financial Viability Study of the
Eco-towns Programme – see ht tp: //www .communities.g ov.uk/documents/
housing/pdf/1 165892.pdf ) – has not assumed that new housing finance models have
been put into place and has had to deal with a number of proposals that have, for
example, assumed housing grant without specifying its source.

A number of ideas have been put forward for new models of funding housing . Many of
these focus on different ways of retaining an equity stake in the house with a more
affordable element through part-renting . A model detailed by the Co-operative Party in
the report New Foundations: Unlocking the Potential for Affordable Homes, published in
2009 (see ht tp: //par ty.coop/pdf/dat_news_file-58.pdf ), takes this approach one
stage further by extending thinking to a co-operative approach to lending and
borrowing, as outlined in Box 15.
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Box 15 The Co-opera tiv e model

The Co-operati ve Party’s new model separates the cost of the land from the purc hase price,
by taking it out of the mark etplace through a Community Land Trust. It ensures af fordability
through flexible monthly payments that are based on an af fordable percentage of income.
Any public subsidy is loc ked in and preserved for future generations through the structure of
the equity ar rangements.

Unlik e indi vidual homeowner ship, where residents have a per sonal mor tgage loan to buy a
home, the homes are financed by a corporate loan bor rowed by a co-operati ve. The value of
the buildings is di vided into shares, and when member s leave the co-operati ve they are
entitled to tak e the equity that they have built up with them. The net value of the shares is
calculated by reference to a fair valuation formula set out in the depar ting member ’s
occupancy agreement or lease, whic h is the same for all member s.

Resident member s of the co-operati ve also finance the management, maintenance, estate
services and mor tgage costs through the rents they pay to the co-operati ve, as well as
controlling its budget. The rent is geared to be af fordable at 35 per cent of net household
income, so the more you earn the more you pay , and the more equity shares you own and
finance.

For fur ther information, see D. R oger s: New Foundations: Unloc king the P otential for
Affordable Homes . Co-operati ve Party, 2009. ht tp: //par ty.coop/pdf/dat_news_file-58.pdf



Another idea is for a Local Housing Fund. This is set out in a 2009 Shelter report on
new ideas for delivering affordable housing in the recession, Ground Breaking: New
Ideas on Housing Delivery (see ht tp: //england.shelt er.org.uk/__data/assets/pdf_
file/0 010/201997/Gr ound_Br eaking_new_ideas_on_housing_deliv ery_FINAL.pdf ),
and is put forward by Kathleen Dunmore on behalf of the Highbury Group (the
Highbury Group is another source of innovative thinking on housing finance – see
ht tp: //www .londonmet.ac.uk/depts/dass/subjectar eas/housing/highbury -group-
on-housing-and-the-cr edit-cr unch.cfm ). A Local Housing Fund would have two
components:
l The Local Housing Bond would provide gap-funding to finance the physical and social

infrastructure required to enable development to t ake place. It would also provide
development finance for affordable housing, including housing for both social and
intermediate rent. It of fers a way for the affordable housing sector to market its
product to private investors in the same w ay that Registered Social Landlords have
been issuing bonds to the instit utional market.

l The Local Housing Mortgage would provide mortgages for first-time buyers and low-
cost homeowners.

5.3 Reducing ener gy costs

Affordability of housing must not be measured purely on its initial acquisition or let ting,
or even simply on the costs that accrue in rent or mortgage payments, but instead on a
comprehensive view of the tot al running costs of a home. In the case of energy costs,
housing in eco-towns has a particular role to play in testing the reductions in costs that
can be achieved in practice through the use of dif ferent forms of renewable and locally
generated energy for domestic use. Such savings – as well as the effect on cutting
carbon dioxide emissions – must be a key criterion in developing alternative sources of
energy.

As well as reducing costs at source, there is an opportunity to reduce costs by
reducing demand. Central to this is a knowledge and understanding of both energy 
use in the home and ways of reducing it. The Eco-towns PPS states that:
‘Consideration should also be given to the potential use of digit al access to support
assisted living and smart energy management systems.’ Central to this is the use of
‘smart meters ’ which can display actual energy use on a continuous basis and thus
provide feedback on consumption and on the ef fects of altering natural heating and
cooling regimes.

The Government is now commit ted to inst alling such smart meters in all housing , with
its National Strategy for Climate and Energy (ht tp: //www .decc.gov.uk/en/cont ent/
cms/publications/lc_tr ans_plan/lc_tr ans_plan.aspx ) stating that: ‘The Government
has committed to mandating smart meters and has set out an indicativ e timet able 
for getting smart metering to all homes b y the end of 2020.’ The Government’s plans,
and therefore the sustainability and affordability of all housing, would be supported if 
all homes in eco-towns w ere fitted with smart metering and energy management
systems from the outset – instead of this simply being considered, as the PPS 
requires.

5.4 Service and other char ges

Service charges on leasehold and managed properties can add significantly to the
overall running costs of a home. One direct w ay of making such charges better value
for money is to have a community-owned management company. This is covered later
in Section 8 of this Worksheet.
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6
safety , secur ity , and a sense of 
comm unity

This section considers how to develop a sense of well-being for residents of the eco-
town by developing a strong sense of communit y and security.

6.1 A sense of comm unity

One of the themes r unning through this Worksheet is that of securit y – not simply
security in terms of reducing the f ear of crime (important as this is), but security in
terms of the assurance that people will not ha ve to leave their homes – or eco-towns –
when their circumst ances change. This is covered elsewhere in this Worksheet under
such aspects as lifetime homes and flexible tenures.

One of the key characteristics of eco-towns will be the w ays in which they engender a
sense of security through people feeling that they are part of a community with a
shared sense of purpose but with the div ersity and mix that gives it vibrancy. This comes
both from ensuring that the eco-to wn provides access to a range of jobs (see the Eco-
towns Economy Worksheet at ht tp: //www .tcpa.or g.uk/pag es/econom y.html ) and
the facilities and networks that cater for a range of ages and different groups in society,
and from breaking down the perceived barriers between different forms of tenure
(covered in the discussion of tenure-blind developments in Section 3.1 of this Worksheet).

The Eco-towns Communit y Worksheet (see ht tp: //www .tcpa.or g.uk/pag es/
community -development.html ) states that: ‘The formation of sust ainable communities
within an eco-town is as vital to its success as its physical infrastructure. Different
people will identify with dif ferent sections of the eco-to wn communit y. Building social
capital by supporting interaction and involving local people in planning, as well as in
running services, are crucial themes that promoters of eco-to wns must plan f or.
Community development measures are neither short term nor c heap.’ The Worksheet
sets out priorities, methods and sources of help f or building such social capital.

6.2 Secur ed b y Design

The Eco-towns PPS does not specifically cover the design of neighbourhoods in respect
of safety and the feeling of security. However, it should be expected that developers of
housing will seek to t ake the basic principles of secure neighbourhoods and apply them
to housing in eco-towns, and that planning permission will not be granted if this is not
done. The most direct source of advice comes from the Association of Chief Police
Officers’ Secured by Design (SBD) initiative (see ht tp: //www .securedbydesign.com ).

The 2009 version of the Secured by Design New Homes guidance (see
ht tp: //www .securedbydesign.com/pdfs/newHomes20 09.pdf ) states that: ‘Recent
research conservatively estimates the carbon cost of crime within the UK to be in the
region of 6,000,000 tonnes of CO2. This is roughly equivalent to the tot al CO2 output of
6 million UK homes… The environmental benefits of Secured by Design are fully
supported by independent research proving that SBD housing developments suf fer at
least 50 per cent less burglary, 25 per cent less vehicle crime and 25 per cent less
criminal damage.’

The principles of a secure neighbourhood as set out in the Secured by Design New
Homes guidance are shown in Box 16. If applied sensitively, they can accord with, and
reinforce, the principles of lifetime neighbourhoods, and the Code for Sustainable Homes
awards points to developments that have met the requirements of Secured b y Design. 
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7

The guidance covers the following aspects:
l Layout of roads and footpaths.
l Through-roads and cul-de-sacs.
l Footpath design.
l Planting next to a footpath.
l Seating next to f ootpaths.
l Lighting of f ootpaths.
l Footpaths on phased developments.
l Communal areas.
l Dwelling boundaries, including front boundaries, access gates to rear gardens or

yards, side and rear boundaries, and sub-divisional boundaries.
l Layout and orientation of dwellings.
l Gable end walls.
l Rear access paths.
l Dwelling identification.
l Climbing aids.
l Car parking.
l Underground car parking.
l Planting.
l Street lighting .

The development of neighbourhoods in eco-towns provides an opportunity to integrate
principles of accessible neighbourhoods with those of saf ety and security.

health y living
This section considers the roles that good housing can play in engendering good health
in the communit y – including the relationship of housing to recreational space,
allotments, and air and water quality.

7.1 The role of good housing in good health

The Eco-towns PPS encourages the promotion of sust ainability by, among other things,
‘promoting healthy and sustainable environments through ‘Active Design’ principles and
healthy living choices’. Eco-towns should exemplify w ays in which the provision of
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Box 16 Secur e neighbourhoods

Crime and anti-social behaviour are more lik ely to occur if the following seven at tributes of
sustainable communities are not incorporated:
l Access and mo vement: Places with well defined and well used routes with spaces and

entrances that pro vide for con venient mo vement without compromising security .
l Struct ure: Places that are structured so that dif ferent uses do not cause conflict. 
l Surveillance: Places where all publicly accessible spaces are o verlook ed.
l Ownership: Places that promote a sense of owner ship, respect, ter ritorial responsibility and

community .
l Physical pr otection: Places that include necessary well-designed security features.
l Activity: Places where the level of human acti vity is appropriate to the location and creates a

reduced risk of crime and a sense of safety at all times.
l Manag ement and maint enance: Places that are designed with management and

maintenance in mind, to discourage crime in the present and the future.

Source: Secured by Design New Homes . Association of Chief P olice Of ficer s, 2009.
ht tp: //www .securedbydesign.com/pdfs/newHomes20 09.pdf
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housing can be an integral part of a healthy living strategy for the communit y. It is
accepted that there is a relationship between good housing and health. For example, a
study undertaken by the Scottish Office concluded that ‘the body of research
conducted over the past 20 years, which shows that associations bet ween housing and
health do exist, supports the argument that good qualit y housing has a role to play in
both physical and mental health’.8 This is not just related to housing conditions suc h as
damp; the same study concluded that: ‘ there is some evidence that housing form and
location has an effect on health’.

A healthy living strategy focusing on mental and physical health should encompass a
range of aspects of housing, including sound insulation, access to walking/cycling,
opportunities to produce home-grown food, and access to opportunities for recreation.

7.1.1 Noise quality

Satisfactory sound insulation is required by Building Regulations (Approved Document E),
and there are a number of guides as to how this may be achieved (for example, 
BRE Acoustics’ Improving Sound Insulation in Homes – see
ht tp: //www .bre.co.uk/pdf/soundins_homes.pdf ). Measures to reduce sound
transmission beyond even the levels set in the Building Regulations are particularly
important in eco-towns, where the suggested fle xibility in the use of a house may give
rise to some more noise while also requiring places f or quiet work.

7.1.2 Walking/c ycling

The layout of housing areas should incorporate safe paths for cycling and walking.
Ideally they should link in with larger net works of cycleways and footpaths so that
residents do not have to take public or private transport before they can go cycling or
walking. Houses themselves should incorporate adequate storage space for bicycles
and outdoor clothing.

7.1.3 Allotments

An important element of a healthy living strategy is the use of locally sourced and home-
grown food. Allotments have an essential role here (see the Eco-towns Communit y
Worksheet at ht tp: //www .tcpa.or g.uk/pag es/community -development.html and the
Eco-towns Green Infrastructure Worksheet at ht tp: //www .tcpa.or g.uk/pag es/gr een-
infr astruct ure.html ), and they can be incorporated directly into housing developments,
as the BioRegional/WWF International One Planet Living® scheme at Brighton
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8 Scottish Office (1999) Poor Housing And Ill Health: A Summary Of Research Evidence. Scottish Office: Edinburgh.
http://www .scotland.gov.uk/Resource/Doc/156479/0042008.pdf

Box 17 Activ e Design

Spor t England believes that being acti ve should be an intrinsic par t of everyone ’s life pat tern.
The masterplanning of major new housing and mixed-use development sc hemes has a vital
role in pro viding easy access to a c hoice of oppor tunities for spor t and ph ysical acti vity ,
making new communities more acti ve and health y. Acti ve Design is aimed at urban
designer s, masterplanner s and the arc hitects of our new communities. Acti ve Design is an
inno vati ve set of design guidelines to promote oppor tunities for spor t and ph ysical acti vity in
the design and layout of development. The guidance promotes spor t and acti vity through
three k ey Acti ve Design principles of impro ving accessibility , enhancing amenity and
increasing aw areness.

Source: Spor t England. ht tp: //www .spor tengland.or g/f acilities__planning/activ e_design.aspx

ec
o-

to
w

ns
ho

us
in

g 
w

or
ks

he
et



8

demonstrates (see ht tp: //www .onebr ight on.co .uk/ ). In this scheme (a joint venture
between BioRegional Quintain and Crest Nicholson), there are mini-allotments on the
roofs of some of the apartments. In designing housing la youts in eco-towns, care
should be taken to ensure that, where possible, garden sizes allow for vegetable plots.
Fuller-sized allotments need to be incorporated into the design of neighbourhoods, but
may be best provided at a distance from housing, so that the open space nearer
housing can be more multi-functional.

7.1.4 Access to recreation

The Eco-towns PPS encourages the use of ‘Active Design’ principles, as elaborated by
Sport England – see Box 17.

having a stak e – and a say – in the
futur e
This section considers the variety of ways in which members of the communit y in an
eco-town can have a real stake in the future of the town. These range from establishing
communit y trusts and communit y-based management organisations, to being involved
in communit y planning and inclusive design activities.

8.1 Ca ptur ing v alue f or the comm unity

The most direct w ay for residents of an eco-town to have a stake in the town’s future is
through a trust. This can provide a democratic forum for discussing and taking action on
plans for the future of the area, act as a management company for aspects of the
running of the town, and, import antly, capture some of the uplif t in values created by
development and return it to the communit y in the form of improved services, facilities
and environment. This aspect of communit y development is central to the achievement
of a range of the aspirations for eco-towns. It can also ensure that affordable properties
are held in perpetuity for local people.

The Eco-towns Communit y Worksheet advises: ‘With the advice of the Development
Trusts Association (see ht tp: //www .dta.or g.uk ) the developer/local authority should
early on consider setting up a Community Development Trust, perhaps with
endowments from Section 1 06 agreements or grants from the de veloper. Such trusts
can be the mechanism through which the communit y owns and manages assets within
the communit y. A similar legal vehicle, a Community Land Trust, could be set up to
facilitate the development of af fordable housing for members of the communit y. This
will ensure that gif ts are used for the benefit of the local communit y. For further
information, see ht tp: //www .communitylandtr ust.or g.uk . For further practical advice
from a network of CLT practitioners, register at
ht tp: //www .talk.communitylandtr ust.or g.uk ’

There are a number of examples in England of where trusts have been established. For
example, the Graylingwell housing development near Chichester has involved the
creation of a Community Development Trust which will be endowed with the
completed communit y buildings, to be run by local people for local people (see
ht tp: //www .englishpar tnerships.co .uk/pag e.aspx?point erid=723D56AD0E6C41469
DCEDDF6D444E99C).

In 2006, Cornwall Rural Housing Association, supported by the Tudor Trust, Cornwall
County Council, local district councils and Defra (the Department for Environment, Food
and Rural Affairs), set up the Cornwall Community Land Trust Project (see
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ht tp: //www .crha.org.uk/cor nw all_community_land_tr ust.htm ) to implement at
least six projects using the Communit y Land Trust mechanism. Since that time it has
successfully established a number of local trusts which have delivered affordable
housing for sale and rent to local people at affordable prices.

8.2 Local Housing Companies

It is also worth considering whether cur rent government initiatives which potentially
give communities a st ake in their future – such as Local Housing Companies and the
wider use of public assets to support and encourage partnership-based development –
are suitable for establishment in an eco-town.

8.3 Comm unity in volv ement in stra teg ies

If eco-town housing is to be tr uly sustainable, it will need to be developed using the
knowledge and expertise of local communities. There are an increasing number of
examples of where communities ha ve not simply responded to the ideas and plans of
others but have played an active role in shaping developments. The Community
Planning website gives examples of, and techniques for, involvement, and features a
wide range of projects and methods – see ht tp: //www .communityplanning.net .

It is recognised that it will usually be impossible to in volve all proposed residents of a
new scheme when that communit y has not yet formed. However, it is vital that the
needs of prospective residents, such as the next generation of f amilies, are
represented alongside those of est ablished local residents. Potential residents can be
brought together in f ocus groups to assist the design process. Indeed, one of the
‘selling points’ for potential eco-town residents could be the opport unity to form a
communit y through networking – virtual and real – before they move in. Even if this is
not possible, there is still a need for an inclusive approach to design both at the
masterplanning and the housing architecture stages. Schemes such as Upton in
Northampton have benefited from in volving local stakeholders to develop thinking on
the approach taken to the development (see Box 18).
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Box 18 Comm unity in volv ement in neighbourhood design a t Upton,
Nor thampton

Adopting the Enquiry by Design, approac h the development par tner s carried out a series of
design workshops, working closely with a range of local stak eholder s and professionals.
During the sessions, various options were tested to establish the most sustainable mix and
form for the development. This process produced a draf t masterplan for the site. The 
Enquiry by Design process resulted in a number of features being incorporated into the
masterplan:
l A variety of housing types, siz es and tenures at higher densities.
l Impro ved public transpor t to the site and sur roundings.
l A high street and main square serving as a focal point for the community .
l Local shopping facilities.
l Building designs to reflect local c haracter and styles.
l Impro ved pedestrian and cycle links on and around the site.
l Innovati ve drainage tec hniques.
l The local centre to be located along the main road to the nor th of the site.

Source: Creating a Sustainable Urban Extension – a Case Study of Upton, Nor thampton . Energy Savings
Trust, 20 07. ht tp: //www .housebuildersupdat e.co.uk/doc_Upt oncasest udy.pdf_113342150306.pdf
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Vauban in Freiburg, Germany provides a valuable example of the w ays in which
communities can be involved in masterplanning and achieve not only an acceptable
layout and communit y services but an enhanced level of sustainability. The process is
described on the Vauban website at ht tp: //www .vauban.de (English version), which
also contains the following quote from an independent researc her:

‘It w as this meticulous liaison work with prospectiv e residents that contributed to, and
eventually built the necessary popular support for, some of Vauban’s most conspicuous
innovations – such as the parking-free and carfree models of mobilit y management, the
emergence of owner cooperatives (Baugruppen) as self-governed, non-profit developers
and the instigation of building energy concepts f ar exceeding the already stringent legal
requirements. Assisting people to translate their dreams and aspirations about
sustainable living into feasible plans, and seeing them through a council planning
department (that may be well-meaning in general terms but often sceptical in detail),
became an invaluable role that Forum Vauban filled with verve, notwithst anding some
inevitable conflict potential. The level of synergy, accrued from such forceful
collaboration structures, eventuated in a multiplicity of experimental and daring
solutions to planning tasks when Vauban was developed from early 1998 onwards.’

A similar approach has been taken by developers Urban Splash in working with the
residents of the Cardroom Estate in Manchester when designing the Millennium
Community at New Islington: ‘Communit y consultation is a by-word for everyone
involved in regeneration, it’s even a planning requirement in these politically correct times
that we live in, but making it a requirement doesn’t always make it happen or make it
work as well as it could. At New Islington w e rolled our sleeves up and went out f or a
bit of a chat. And, quelle surprise, the residents w ere a really nice group of people, they
were bright, they had their own ideas and we listened to what the y had to say, to what
they wanted. What they came back with w asn’t rocket science, it w as common sense –
they wanted the things that all ‘normal’ people w anted in all ‘normal’ neighbourhoods:
‘my house’; a garden front and back; two storeys; a pitched roof; safe parking; a safer
environment; a greengrocer; a baker; a butcher; a chippy; an Indian takeaway; a pub;
personal security; property security; a footie pitch; somewhere f or the kids.’
(ht tp: //www .newislingt on.co .uk/whats-it-all-about/r egeneration-of-a-community/ )

8.4 Continuing democrac y and in volv ement

The residents of an eco-town could also be encouraged to consider establishing a
parish council. This is done by drawing up a petition of electors – see the National
Association of Local Councils website at ht tp: //www .nalc.gov.uk/Toolkits/Cr eate_
a_Council/Cr eate_a_council.aspx for information on how a parish or town council can
be set up.
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Box 19 Eldonian Comm unity Based Housing Associa tion, Liverpool

The Eldonian Community Based Housing Association Ltd w as set up as a housing co-
operati ve in 1983 by tenants from Eldon Street and Burlington Street in Li verpool. The homes
of these residents were sc heduled for demolition: this would have meant that the community
would have been brok en up and the people scat tered to dif ferent par ts of Mer seyside. In
1990, the co-operati ve became a Community Based Housing Association, held directly
accountable to its customer s through consultation and customer par ticipation. It is leg ally
owned by its nominal shareholder s (who have £1 holding eac h). Anyone o ver the age of 1 8
years who li ves in an association proper ty is entitled to apply to become a shareholder .
Shareholder s receive no profit.

Source: ht tp://www .eldonians.or g.uk
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8.5 Maintenance and comm unity management

The concept of having a stake in the future needs to be extended in eco-towns to
communit y involvement in, and a feeling of ownership of , the management both of
housing and of shared spaces. One approach would be for residents to set up a
housing management vehicle to serve all residential buildings and supporting
amenities. This vehicle should be set a performance specification from the outset f or
managing the shared areas of the development, and should also offer a costed service
for private areas to the front of homes. The cost of the management c harge could be
offset by the management company bulk-purchasing insurance for both home and
contents, and through being able to of fer the insurer some comf ort through
implementing a Neighbourhood Watch scheme. Part of the remit of this v ehicle should
also be to sell costed options for residents to further reduce po wer and water bills,
through bolt-ons such as water butts, and to promote other energy approaches such as
car clubs.

Again, through bulk purchasing deals and awareness of grant regimes, the eco-town
would be able to offer the residents costed options to help them reduce their
environmental footprint without pa ying full price. The communit y management
company could also, for example, publish a regular newslet ter giving advice on
environmentally sensitive behaviour such as using a car club, composting food waste,
and suitable planting (so that a rush to plant a garden of fruit trees does not lead to the
kind of planting likely to damage foundations). 

An example of the communit y management approach is given in Box 20.

addr essing clima te change
This section considers the w ays in which housing in an eco-town can minimise the
development’s impact on the environment and make a major contribution to the
requirement that eco-towns should be zero carbon communities.

Key to the development of housing in eco-towns is the challenge of demonstrating how
housing can be at the heart of measures to mitigate and adapt to climate c hange.
Practice in climate change mitigation and adaptation is developing fast, particularly in
housing design. However the achievement of some of the st andards required in eco-
towns remains challenging. One of the roles of eco-town housing is, theref ore, to
demonstrate how such standards can and will be achieved. This is best done by aiming
higher than the requirements in the Eco-towns PPS and building a very high
percentage of or all housing to Level 6 of the Code for Sustainable Homes – a level that
some in the housing development industr y feel is not economically achievable.
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Box 20 Goodwin Trust, Hull

The Goodwin Trust w as set up as a charitable org anisation in 1 994 to impro ve the quality of
life for residents of the Thornton Estate in Hull. Since that time the org anisation has grown
substantially and now has a staf f of around 350 and a turno ver of £1 2.5 million. The Trust has
long had an org anic approac h to its work, c hoosing to tailor the services it pro vides and the
projects it in vests in to the needs of local residents. This means that it is now in volved in a
spectrum of projects from managing the local c hildren ’s centre, to hosting community -based
art projects.

Source: Future Communities. ht tp: //www .fut urecommunities.net/case-st udies/g oodwin-
trust-hull-1 994-present
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This Worksheet will ret urn to these st andards, but it should first be recognised that an
equal or greater impact on ecological footprints can be made at the level of housing
layout and location. Layout and location can affect not only on the energy requirements
of buildings themselves but also people’s lifestyles. To date, little research has been
carried out on this aspect of housing ,9 and the promotion of eco-towns provides a real
opportunity to develop exemplars in layouts and locational criteria that serve to address
climate change, in part through modifying behaviour.

A useful example of attempting to create zero carbon communities in a truly holistic
way is provided by Hammarby Sjöstad in Stockholm (see
ht tp: //www .hammarb ysjostad.se/ – English version). Figure 5 shows the ‘Hammarb y
model’ of considering a set tlement as a living organism, and thus looking at waste,
energy, movement and accessibility as an integrated whole.

A number of aspects of the layout of housing have already been covered in this
Worksheet (and in others), including the importance of the green framework, accessibility
by public transport, using housing as a generic play area, and the design of schemes for
those with dif ferent abilities. In the context of climate change, it is particularly important
that housing layout should itself build in principles of energy reduction, the abilit y to
benefit from nat ural sources of energy such as wind and solar power, the relationship
and accessibility to localised energy generation, and reducing heat islands but
developing carbon sinks. An example of ‘thermal masterplanning’ is sho wn in Box 21.

The integration of trees, grass and water within housing developments can act as a
means, however small,10 of absorbing some carbon. Green cover of this kind helps to
avoid a layout that might other wise create an adverse micro-climate and, in particular, a
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9 But see, for example, the WWF’s campaign on ‘One Million Sustainable Homes’
(http://assets.wwf .org.uk/downloads/omsh_report.pdf) and, in particular, its evaluation of the Thames Gateway

10 See, for example, The Royal Society (2001) The Role of Land Carbon Sinks in Mitigating Global Climate Change.
Policy Document 11/01. Royal Society: London. http://royalsociety.org/displaypagedoc.asp?id=11504

Figur e 5  The ‘Hammarb y model’ of a settlement as a living or ganism

Source: ht tp: //www .hammarb ysjostad.se
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‘heat island’. The US Environmental Protection Agency states that: ‘The term ‘heat
island’ describes built up areas that are hotter than nearby rural areas. ... Heat islands
can affect communities b y increasing summertime peak energy demand, air
conditioning costs, air pollution and greenhouse gas emissions, heat-related illness and
mortality, and water quality’ (see ht tp: //www .epa.gov/heatisland/ ). The effects of
heat build-up in housing areas can be mitigated by approaches such as the use of cool
pavements – often achieved through having grass alongside the paving – and the use of
photovoltaic cells on roofs to absorb heat.

9.1 Eco-standar ds f or housing

As noted in Section 1 of this Worksheet, the Eco-towns PPS requires that:
‘As well as being zero carbon as part of the whole built environment, homes in eco-
towns should:

(a) achieve Building for Life Silver Standard and Level 4 of the Code for Sustainable
Homes at a minimum (unless higher st andards are set elsewhere in this Planning
Policy Statement)
...

(e) demonstrate high levels of energy efficiency in the f abric of the building, having
regard to proposals for standards to be incorporated into changes to the Building
Regulations between now and 2016 (including the consultation on planned
changes for 2010 issued in June 2009 and future announcements on the definition
of zero carbon homes), and

(f) achieve, through a combination of energy ef ficiency and low and zero carbon
energy generation on the site of the housing de velopment and any heat supplied
from low and zero carbon heat systems directly connected to the de velopment,
carbon reductions (from space heating, ventilation, hot w ater and fixed lighting) of
at least 70 per cent relative to current Building Regulations (Part L 2006).’

It should be stressed that, challenging as these requirements are, they are the base-line
for provision. As exemplar developments, one of the aspects of eco-to wns that will
generate most interest is in the sust ainability of the housing . The TCPA recommends
that all publicly funded housing should aim to reach Code for Sustainable Homes Level
6 by 2016 – and it is hoped that all housing will do so. Given the lead-in time for the
development of eco-towns, it w ould be a missed opportunity if all housing in eco-
towns, regardless of tenure t ype, did not also meet Code Level 6. It is difficult to see
how eco-towns can achieve the status of zero carbon communities without significant
ambition in this area. Furthermore, there are already examples in the UK of where a
comprehensive and innovative approach has been taken to the creation of zero carbon
communities, and more schemes are being developed all the time – three examples
are set out in Box 22. Sources of further information on zero carbon housing are listed
in Box 23.
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Box 21 Thermal master planning

A fir st step in approac hing a neighbourhood scale development or refurbishment is to
thermally map the area. This in volves identifying the existing or lik ely land uses along with
their heat and power requirements. A thermal masterplan can then create an appropriate
energy strategy and a combination of energy tec hnologies that matc hes the required energy
demand and av oids w aste heat or energy being produced. The lead client in a masterplanning
process should ensure that the team includes exper ts to inform this process and that this is
programmed into the development of the masterplan at an appropriately early stage.

Source: Sustainable Cities. CABE. ht tp: //www .sustainablecities.or g.uk/ener gy/por tf olio/ther mal-
mast erplanning/
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Box 22 Towar ds zero carbon – UK e xemplar comm unities

Ecostessy, Norf olk

This Ecostessy development sc heme includes the following features: solar power w ater
heating; high-energy , self-cleaning ef ficient glass; highly insulated building, including insulated
internal w alls; heat reco very and filtered air systems; low -energy light fit tings; a zero carbon
electricity supplier; rain water harvesting tanks for toilet flushing; taps fit ted with flow regulator s
to reduce w ater consumption; dual-flush toilets to reduce w ater consumption; flow -regulated
shower s to reduce w ater consumption; dedicated recycling storage areas within the
development and indi vidual homes; w aste compactor s and w aste disposal units fit ted to
kitchens; solar photo voltaic lighting and management system to light road and parking areas;
and dedicated areas for bicycle storage within the development and within eac h garage.

Source: Roy Williamson P roper ties. ht tp: //www .rwp-norf olk.co .uk/home.htm

RiversideOne, Middlesbr ough

The RiversideOne project has its roots in a realisation that we all need to c hange the w ay we
use energy and resources to create more sustainable lifestyles. It is built around a One Planet
Living® philosoph y, deri ved from the fact that if everyone on the planet were to consume
natural resources and pollute the en vironment as we cur rently do in the UK, we would need
three planets to suppor t us.

Source: RiversideOne. ht tp: //r iverside-one.com/

Hanham Hall, Brist ol

Barratt’s development of Hanham Hall aims to be one of the fir st large-scale z ero carbon
communities in England and the fir st development by a major housebuilder to meet Code for
Sustainable Homes L evel 6. It will meet demanding targets to reduce energy and w ater use
and will reduce other impacts on the en vironment. Homes at Hanham Hall  will perform to
the highest standards: air quality will be bet ter, the heating system will be z ero carbon, the
windows will be of the highest performance, and the taps will save w ater.

Source: Barratt Homes. ht tp://www .hanhamhall.co .uk/living/
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Developers of housing in eco-towns will find inspiration from sc hemes from around the
world, and some of the w eblinks set in Box 23 offer good examples drawn from the
rest of Europe and from North America. These schemes show a wide variety of
different approaches and outcomes – albeit in situations where planning, development
and land ownership regimes vary from those in England. Two such examples are set
out in Box 24.

The energy performance of homes in the eco-towns should be published using a
kWh/m2 (kilowatt-hours per square metre) rating for primary energy demand. This is the
adopted route for measuring energy efficiency across most of the EU. The UK has so
far avoided depending on it because the UK grid is thought to be too carbon-intensive
for this method to deliv er significant carbon reduction.

But the proposed size of eco-towns achieves a scale where a district-wide renewable
solution for power is significantly more viable than on-plot micro-generation alone,
allowing the adoption of the simpler and more consume r-orientated kWh/m2

measurement. kWh/m 2 ratings are printed on the Energy Performance Certificates
which apply to all homes from 1 October 20 08. Minimum loadings will allo w all homes
to be sold with an A-rated Energy Performance Certificate, the highest available, and
targets above that could create an exclusive ‘eco-town homes’ rating.

9.2 Low-impact constr uction

The Eco-towns PPS specifically excludes embodied carbon – i.e. carbon emissions
resulting from the constr uction process – from the definition of z ero carbon
communities, but, as noted above, it does require housing to ‘demonstrate high levels
of energy efficiency in the f abric of the building, having regard to proposals for
standards to be incorporated into changes to the Building Regulations between now
and 2016 (including the consultation on planned changes for 2010 issued in June 2009
and future announcements on the definition of z ero carbon homes)’. However, the 2009
CLG consultation on changes to Part L of the Building Regulations (see
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Box 23 Sources of fur ther inf or ma tion on zero carbon housing

The Academ y of Urbanism ht tp: //www .academyofurbanism.or g.uk/
The Building Centre ht tp: //www .buildingcentr e.co.uk/ home.asp
Building for Life case studies ht tp: //www .buildingf orlife.org/case-st udies
Building R esearch Establishment: BREEAM Communities

ht tp: //www .breeam.or g/pag e.jsp?id=117
Commission for Architecture and the Built En vironment: Sustainable Cities

ht tp: //www .sustainablecities.or g.uk/
Commission for Architecture and the Built En vironment: Case studies

ht tp: //www .cabe.org.uk/case-st udies
Department for Communities and L ocal Go vernment

ht tp: //www .communities.g ov.uk/cor porate
Design for Homes ht tp: //www .designf orhomes.or g/
Home Builder s Federation ht tp: //www .hbf .co.uk/
National House-Building Council (NHBC) ht tp: //www .nhbc.co .uk/
Low Carbon Trust ht tp: //www .lowcarbon.co .uk/
Royal Institute of British Architects ht tp: //www .archit ecture.com/
UK Green Building Council ht tp: //www .ukgbc.or g/sit e/home
Whatgreenhome.com ht tp: //www .whatgr eenhome.com/

Many other useful links are listed on the UK Green Building Council’ s website links page at
ht tp: //www .ukgbc.or g/sit e/w eblinks
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ht tp: //www .communities.g ov.uk/documents/planning andbuilding/pdf/
partlf20 10consultation vol1.pdf) does not set any higher standards for new build
housing – although it does promise that ‘ a separate consultation proposing changes to
the Code for Sustainable Homes is to be carried out later’ in 2009.

Once again, it should be expected that the development of eco-towns will demonstrate
an exemplary approach to minimising the embodied energy in constr uction materials,
whether or not the PPS requires this. Developers can draw on examples of new
thinking about low-embodied-energy materials. For example, a National Housing
Federation guide to the role of housing associations in developing green homes
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Box 24 European e xemplar s

Mecanoo Housing, Nieuw -Terbregge, Rotterdam

The 680 dwellings in the housing development within the Nieuw -Terbregge neighbourhood
of Rotterdam are being built by a single developer , Proper -Stok, who work ed closely with the
municipality of R otterdam. Eac h group of around 80 to 1 20 houses has its own structure,
identity and energy strategy . As Nieuw -Terbregge lies next to the Ri ver Rotte at a depth of
6 metres below sea level, w ater features prominently in the landscaping, with muc h of the
housing sit ting as islands (‘De Landjes ’ or ‘lit tle lands ’) sur rounded by canals. The objecti ve at
Nieuw -Terbregge is to demonstrate energy ef ficiency and renew able energy tec hnologies on
a large scale as an integrated element of an urban housing area. The Dutch architectural
practice Mecanoo ’s housing at Nieuw -Terbregge comprises 1 07 ‘double dec ker’ dwellings on
four islands. Next to the islands, 48 w aterfront houses have been designed in an ‘ eight under
one roof ’ typology

Source: CABE Case studies. ht tp: //www .cabe.org.uk/case-st udies/mecanoo-housing

Solar Community , Schlierber g

The heat supply for the S olar Community at S chlierberg, German y is pro vided by a local
network of solar energy . Heat is generated by hot w ater vacuum collector s on the
Sonnensc hif f and a central timber power station whic h supplies heat and electricity . Thus
energy generation for the sc heme is exclusi vely renew able. Solar energy plants on the roof
of the houses turn solar radiation into electricity . The electricity thus produced is fed into the
public net, yielding a profit to the community .

Source: Rolf Disc h. ht tp: //www .rolfdisc h.de/pr oject.asp?id=87&sid=57 4050460 (English ver sion)
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includes a number of examples of using modern methods of constr uction (see
ht tp: //www .housing.or g.uk/Uploads/File/P olicy%20br iefings/Building_Gr eener_
Homes.pdf ). Other examples include the Natural House constructed at the Building
Research Establishment’s Innovation Park by The Prince’s Foundation for the Built
Environment (see Box 25).

This focus on construction should be carried through to consideration of the w aste
generated in the construction process and in the demolition of buildings. The
construction industr y as a whole in the UK contributes more w aste to landfill than any
other industrial sector. In the US it is estimated that 8,0 00 pounds (over
3,600 kilograms) of waste are typically thrown into landfill during the constr uction of 
a 2,000 square foot home (see ht tp: //www .greenbuilder .com/sour cebook/
Constr uctionW aste.html ). Contractors in England are now required to conf orm 
to the Site Waste Management Plans Regulations 2008 (see
ht tp: //www .opsi.g ov.uk/si/si20 08/uksi_20 080314_en_1), and the Government
provides advice on how to minimise site w aste (see
ht tp: //www .defra.gov.uk/en vironment/w aste/t opics/constr uction/index.htm ).

Box 25 The Na tural House

The Natural House has been designed to reac h Code for Sustainable Homes L evel 4 through
a high-performing and sound thermal en velope largely composed of natural materials that
can be locally sourced and successfully constructed on site by local labour mark ets. Walls are
formed from a single skin of aerated clay bloc ks familiar in German y and whic h are pro ven to
have high levels of thermal insulation but lower embodied energy than traditional bric ks.
Additional insulation is pro vided by an insulating lime-based render externally and
woodfibre board internally . Timber joists, floor s and roof structure, sheepswool insulation
and clay roof tiles contribute to a responsible resourcing strategy . The walls are quic k to
erect, and the system is classified MMC (Modern Method of Construction) while deli vering
many of the benefits of traditional construction, including good thermal mass and a
projected lifespan of 1 00+ years. Moreo ver, the homes ’ architectural composition contributes
to strong urban design principles endor sed and promoted as a k ey tenet of long-term
sustainable communities by The Prince ’s Foundation for the Built En vironment.

Further information can be found at ht tp: //pr inces-foundation.or g/index.php?id=732 and
ht tp://www .bre.co.uk/newsdetails.jsp?id=529 )
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9.3 Waste and w a ter stra teg ies

Developers, owners and landlords of housing in eco-towns should make the most of
the opportunities to plan strategically for the management of w aste and water. These
issues are covered in full in the Eco-towns Waste Management and Water Cycle
Worksheets (see ht tp: //www .tcpa.or g.uk/pag es/t ow ards-zero-w aste.html and
ht tp: //www .tcpa.or g.uk/pag es/w ater-manag ement.html , respectively).

At the level of individual homes, eco-town promoters could jointly initiate a design
competition f or manufacturers to review new solutions f or waste storage both
internally and externally. Local authorities have been moving towards all discrete
dwellings using three separate 240 litre wheelie bins – one for food waste, one for co-
mingled recyclables, and one for non-recyclable materials – to replace two 90 litre
dustbins. The frontage of many properties is now blighted by wheelie bins. Such a
competition could also consider the use of communal recy cling and composting
arrangements, and how children’s clubs can be used to create awareness of recycling.
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