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TITLE OF ENQUIRY
To what extent isthere evidence of re-urbanisation in part of Tower Hamlets, London?
AIM

The aim of this enquiry is to assess the extent to which the characteristics of the housing,
environment and residents reflect those of an area affected by re-urbanisation.

In order for this enquiry to be completed, a number of objectives can be identified.

Objective 1.  To determine whether the type, value and quality of the housing reflects that of an
area experiencing re-urbanisation.

Objective 2.  To consider whether the quality of the environment reflects that of an area
experiencing re-urbanisation.

Objective 3.  To determine whether the socio-economic characteristics of the residents reflect
those expected in an area experiencing re-urbanisation.

BACKGROUND INFORMATION

The Essential Word Dictionary for A/AS Level Geography (Michael Raw) defines re-urbanisation as
‘movement of people back to the inner areas of cities in MEDCs from the outer suburbs and
exurbs'. It comments that ‘ planners encourage re-urbanisation as a means of revitalising the inner
areas of cities. The process of gentrification is part of this trend towards re-urbanisation’.

There is close agreement with this definition and further development of the concept by John
Pallister and Ann Bowen in AS Level Geography. They state: ‘Indeed what re-urbanisation is all
about is the return of high status and high income groups back into the inner city of citiesin
MEDCs. Itisclosely linked to the process of gentrification which occurs in inner city areas where
old housing, dilapidated and badly in need of repair, is bought by middle class and wealthy people
who have the money to modernise and improve the properties .

The location of the London borough of Tower Hamlets is shown in Figure Pla, whilst Figure P1b
shows the areas of Spitalfields and Banglatown, Bethnal Green South and Mile End and Globe
Town, within Tower Hamlets, and the transect used in this enquiry. Selected information about the
study area from the website www.towerhamlets.gov.uk is shown in Figure P2. Figure P3 shows
extracts from the newspaper article ‘Poverty and despair in Britain’s lost generation’.
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Figure Pla
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Figure P2

Factories and rows of terraced houses consumed the rural
landscape of the 18th century, except for pockets of land saved for
parks and gardens.

As the workshops, docks and factories of East London made a
major contribution to the development of London as a world
trading centre, it was very much at the expense of workers who
endured damaging working conditions.

Throughout its history, Tower Hamlets has continued its trend of
welcoming people of different faiths and cultures. During the 20th
century, newcomers from Bangladesh settled in Spitalfields and the
surrounding areas, along with Somali and Vietnamese refugees.

With its culture and cuisine, the predominant Bangladeshi
community gives such life and vitality to the area that it has been
dubbed Banglatown.

Thisisin stark contrast to the mid 20th century period when much
of the area was destroyed by bombing during the Second World
War.

The post-war period was also a difficult time as the traditional dock
industries fell into rapid decline, leaving substantial areas of land
and buildings vacant and derelict.

But Tower Hamlets has a history of responding to the demands of
time. After several decades of failed schemes and plans, part of the
borough (all of the Isle of Dogs and most of Wapping) was
designated an economic development zone.

As aresult, the years since 1980 have seen massive expansion of
new industries and employment, and an extraordinary landscape-
changing transformation has taken place.

Empty warehouses have been converted, and derelict sites have
been replaced by towering office blocks and contemporary housing
complexes, many with award-winning glass and steel designs.
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Figure P3

Ground-breaking research by the Joseph
Rowntree Foundation, the country’s leading social
policy charity, has found nearly three quarters of
Britain’s poorest children are concentrated in just
four cities, trapped in urban ghettos of acute
deprivation that have seen little or no
improvement for a generation.

At its centenary conference today in York, where
Rowntree founded his trusts in 1904, the
foundation will today consider the first detailed
geographical analysis of poverty by council
wards. This shows that 70 per cent of the poorest
children are concentrated within the conurbations
of London, Glasgow, Merseyside and Greater
Manchester.

Despite a number of high-profile regeneration
projects by Labour and Tory governments since
the early Eighties, there appears little hope of
breaking the cycle of family breakdown, drug
abuse and crime in the blighted communities,
according to the Rowntree report. It adds that this
cycle of deprivation has continued while the
wealth of the rest of society has increased by an
average of 50 per cent in the past 20 years.

The Joseph Rowntree Foundation said ghettos of
acute child deprivation still exist in Tower
Hamlets. The outline of the City of London’s
multi-million pound buildings are a stark reminder
that affluence and poverty exist side by side. But
this is nothing new to London’s East End.

TOWER HAMLETS
28% of council wards
have more than half
the children in families
receiving out-of-work
benefits

Tower Hamlets

London

80 km

&

Population: 196,121

Unemployment: 22%

Crime: 80% of property-related crime in the area
due to drug or alcohol dependency.

Education: many pupils falling short of national
standards in English.

Housing: 68% of houses not owner-occupied.
Health: wide range of diseases, including long-term
mental illness.
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DATA COLLECTION

Figure P4 shows the location of the eighteen study sites shown within the transect. The transect
was determined by drawing a line between the two main transport routes in the area — the A11 to the
south and the railway to the north — and then identifying an area approximately 50 metres either side
of the line to determine the transect. Photographs of the study sites are shown in Figures P5a and
P5b (in the centre of this booklet). These photographs were taken, and the data collected, in

August 2005.

Figure P4
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In order to gain an insight into the value of property in the study area, council tax bands were used.
These were obtained from www.voa.gov.uk website. Searches were made of the streets in the Tower
Hamlets billing authority which contained study sites. Then the first 20% of the total observations
were considered for each street. The modal council tax band and the range of council tax bands
were determined. These are shown in Figure P6a whilst Figure P6b provides an example of the
raw data available from the website for study site 1.

Figure P6a
Study site Street name Modal council Range of council
tax band tax bands
1 Wilkes Street G DH
2 Princelet Street F B—H
3 Brick Lane B A-C
4 Arthur Deakin House, C BC
Woodseer Street
5 Woodseer Street B B—F
6 Vallance Road D A-E
7 Hemming Street No properties
found
8 Granary Road C C
9 Heathpool Court C B-C
10 Collingwood Street C C
11 Wickford Street C B-C
12 Colebert Avenue E B-E
13 Cephas Avenue C B—F
14 Globe Road C A-E
15 Massingham Street C C
16 Carlton Square E D-E
17 Portelet Road C C-D
18 Bancroft Road B B-E
Council tax bands (£)
Band A Up to 40 000
Band B 40001 to 52 000
Band C 52001 to 68 000
Band D 68 001 to 83 000
Band E 88001 to 120000
Band F 120001 to 160 000
Band G 160 001 to 320 000
Band H 320001 and above
Turn over »
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Figure P6b
==X
A |
Council Tax Valuation List your search results
BA Ref Address Band Comp Court Effective
877200017 1, WILKES STREET, LONDON, E1 6QF G No 15/03/2000
877200033 MAIS BST GND PT 1ST 2ND & 3RD FLRS AT 3, WILKES
STREET, LONDON, E1 6QF D Yes 10/10/1999
877200033 3, WILKES STREET, LONDON, E1 6QF Deleted No
877200041 FLAT 1ST FLR 4, WILKES STREET, LONDON, E1 6QF Deleted No
877200041 MAIS 1ST & 2ND FLRS 4, WILKES STREET, LONDON,E16QF H  No 01/04/2002
877200143 5, WILKES STREET, LONDON, E1 6GF G No
877200091 6, WILKES STREET, LONDON, E1 6QF G No 15/08/1997
877200114  8A, WILKES STREET, LONDON, E1 6QF G No 01/12/2000 [
877200101 8, WILKES STREET, LONDON, E1 6QF F No 01/12/1999 [ |
877200130 10, WILKES STREET, LONDON, E1 6QF G No
877200127  11A, WILKES STREET, LONDON, E1 6QF B No
877200169 11, WILKES STREET, LONDON, E1 6QF H No 12/06/2000
877200156 12, WILKES STREET, LONDON, E1 6QF G No 22/06/1998
877200211 13, WILKES STREET, LONDON, E1 6QF Deleted No 01/04/1993
877200208 14, WILKES STREET, LONDON, E1 6QF G No
877200305 15, WILKES STREET, LONDON, E1 6QF F No
877200402 16, WILKES STREET, LONDON, E1 6QF F No
877200509 17, WILKES STREET, LONDON, E1 6QF G No
877200606 MAIS 1ST 2ND & 3RD FLRS 18, WILKES STREET, LONDON,
E16QF D No
877200703 19, WILKES STREET, LONDON, E1 6QF G No
877200758 21, WILKES STREET, LONDON, E1 6QF G No 25/01/2000
877200800 23, WILKES STREET, LONDON, E1 6QF G No
877200907 25, WILKES STREET, LONDON, E1 6QF G No
< | | 354
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The quality of the housing was assessed using a Quality/Decay Index (QDI) on a scale of 1 to 10.
Descriptors for three QDI scores are given in Figure P7a whilst the scores given are shown in
Figure P7b. Scores were given for study sites shown on the map (sometimes the area shown in the
photograph is more extensive). Where a variety of qualities was displayed, the quality which was
thought to be most representative was used as the basis for the score awarded.

Figure P7a
QDI Descriptor
1 Immaculate paintwork/windows/brickwork.

Building materials/style show care and thought.
Design isinteresting — detail added.
Much evidence of improvement/excellently maintained.
Overall, building is aesthetically pleasing.

5 Average paintwork/windows/brickwork.
Building materials/style functional.
Design is basic — ‘no frills'.
No evidence of improvements/some maintenance.
Overadl, building is satisfactory in appearance — it neither adds to nor
detracts from the landscape.

10 Very poor paintwork/windows/brickwork.
Building materialg/style unattractive.
Design is unattractive.
Building in a state of disrepair — in need of immediate attention.
Overal, building is unsatisfactory in appearance — it is an eyesore.

Figure P7b
Study site QDI score Study site QDI score
1 4 10 4
2 6 11 4
3 3 12 4
4 5 13 2
5 4 14 9
6 4 15 7
7 3 16 1
8 3 17 2
9 8 18 2
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Some census data for 2001 were obtained from the websites www.towerhamlets.gov.uk and

www.statistics.gov.uk. A summary of selected socio-economic characteristics is shown in Figure P9

for Tower Hamlets as a whole and for the areas covered specifically by the transect.

Figure P9

Socio-economic | Tower Hamlets | Spitalfieldsand | Bethnal Green Mile End and
characteristic Banglatown South Globe Town

Number | Percent [Number | Percent | Number | Percent | Number | Percent
Population
Total 196106 | 100 8383 | 100 13675 | 100 11801 | 100
Aged 0 to 15 44 891 229 | 2059 24.6 3613 264 | 2673 22.7
Aged 75and over | 7786 4.0 123 15 327 2.4 633 54
Housing
Number of 78530 | 100 2936 | 100 5035 | 100 4627 | 100
households
Overcrowded 22984 293 | 1136 38.7 1952 38.8 1247 27.0
Owner occupied | 22742 28.9 820 27.9 1252 24.8 1145 24.7
Without central
heating 3982 5.1 125 4.3 200 4.0 239 5.2
Lone parent with
dependent 5538 7.1 132 4.5 332 6.6 366 7.9
children
No car 44 852 571 | 1855 63.2 3193 63.4 | 2820 60.9
Ethnic Origin
Bangladeshi 65553 334 | 4874 58.0 6 608 483 | 3537 29.9
African 6 596 34 189 2.2 466 34 449 3.8
Caribbean 5225 2.7 100 1.2 287 2.1 300 25
Work
Unemployed No data | No data 442 13.2 726 13.6 a77 10.5
Professional,
employers and No data | No data| 2243 36.4 | 3400 352 | 2810 334
managers
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Figure P10 shows some of the facilities present in or close to the transect studied.

Figure P10
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