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We live at a time of profound 
importance as we grapple with 
the challenges of technological, 
demographic and climate change. 
The Covid-19 pandemic, far from 
diminishing matters, made it even 
more important that we embrace ways 
of living which are more adaptable 
and responsive. This Taskforce was 
formed in the same month that the UK 
went into its first national ‘lockdown’ 
and worked during the intervening 
period to take stock of the places 
where we live and ways in which we 
experience them. It is vitally important 
that we now take embed that learning 
as we look to the future.

The suburbs of our towns and cities 
are the communities in which many 
of us choose to make our home. They 
might be large or small, rich or poor, 
established or adapting, or most often 
all these things at the same time. 
They are where which we make our 
lives, run our businesses and raise our 
families. Yet there is a sense amongst 
many people that they have too often 
been overlooked by policy-makers. 
For the past thirty years the debate 
about the form and function of our 
town and country has been structured 
almost exclusively around that same 
simple distinction. We’ve been drawn 
to extremes and focussed on our 
urban centres and countryside at the 

expense of the space in between. This 
is to our detriment.

The suburbs are an important seam 
in our national culture which must not 
be overlooked. They are very often 
complicated and diverse spaces, but 
always very special to those who live 
and work there. Scratch beneath our 
established stereotypes and you will 
find rich veins of culture, heritage 
and local pride. What might appear 
somewhat generic from car or train 
windows, often as a result of when 
they were built, are in fact the crucibles 
in which individuals and communities 
are constantly defined and redefined. 
Whilst there appears to be a widely-
held, if poorly defined, sense that 
many suburbs are approaching ‘tipping 
points’, in terms of either their growth 
or decline, there is also clear cause for 
celebration.

This Taskforce was formed to focus 
on England’s suburbs and this 
report paints a picture of their key 
challenges and opportunities, based 
on the written and oral evidence it has 
received. It has drawn on the expertise 
and experience of advisors from 
practice and academia, government 
and third sector, in addition to 
very many people who provided 
personal opinions through interview, 
roundtables and formal submissions. 
Every care has been made to be as 

sensitive, robust and thorough as 
possible. The result is a reflection of 
the current state of thinking which 
rigorously underlines many well-
established debates that we hope 
will help catalyse and focus efforts 
in the future. It is firmly intended that 
this should not be the only or last 
voice on the matter: inquiries are 
selective and non-exhaustive by their 
nature and certain considerations will 
inevitably be experienced differently 
across the country. Our purpose is to 
provide a platform from which to start 
conversations that both further explore 
the suburbs and thereafter the actions 
which might be taken to benefit them.

F O R E W O R D

The suburbs have many champions, 
but they have been waiting far too 
long for their voices to be bought to 
the fore. In this regard, the Taskforce 
would like to offer particular thanks to 
Jonathan Manns and Lucy Natarajan, 
without whom this once-in-a-
generation step forward would be far 
less impactful and robust. Recognised 
leaders in their field, their support has 
been invaluable. This, though, is a 
report for our suburban communities. 
It reflects their feedback to the 
Taskforce and we hope is very-much 
able to articulate the evidence as 
their ‘call to arms’. We trust this report 
and its recommendations will help to 
drive forward fresh and meaningful 
engagement on issues which affect 
the future of their communities for 
generations to come.

Overview
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Over twenty years ago, the 
Government’s ‘Urban Taskforce’ 
sought to tackle the decline of our 
inner-cities and chart a course towards 
an urban renaissance. Yet whilst those 
aspirations for urban centres which 
are more sustainable, better designed, 
more compact and better connected 
have been championed, the suburbs 
have continued to face substantial 
pressures and have not been given 
sufficient attention. The debate around 
how we achieve those same objectives 
for the suburban areas of our towns 
and cities has been fragmented and 
downplayed.

England’s suburbs have long been 
popular places to live and many 
appeared even more desirable during 
the pandemic. In so far as suburban 
areas can be defined, they typically 
accommodate the largest resident 
population within any settlement, have 
mainly working age populations and 
in much of the nation are experiencing 
high levels of population growth. 
Whilst perceived as having a unique 
‘sub-urban’ character, they are very-
much part of the urban fabric.

The ‘Suburban Taskforce’ was 
established to help us understand 
what ‘suburban’ really means 
in modern Britain as well as to 
synthesise the challenges and 
opportunities they face. It is formed 

from a cross-party group of politicians, 
from different political standpoints 
and both Houses of Parliament, who 
have come together with experts from 
a range of backgrounds to shine a light 
on the suburbs to identify and secure 
the clear, long-term and properly 
resourced policies needed to support 
thriving, sustainable and inclusive 
suburban areas. It was established 
with three goals in mind:

The Taskforce has held a public 
call for evidence, parliamentary 
committee meetings, roundtables 
and extensive interviews in addition 
compiling its own bespoke database. 
It has balanced national research and 
oversight with evidence from four local 
authorities, each of which sits within 
the extended urban area for one of 
England’s three most populous cities; 

It is hoped that this report provides the basis from which to open a wider and 
more detailed discussion around these questions and that, with the support of 
HM Government, the Taskforce is able to progress an even fuller investigation 
into these matters; particularly with regard to the policy mechanisms 
and interventions which are available to respond to the opportunities and 
challenges raised.

I N T R O D U C T I O N

the nature of social and 
economic activity in the 
suburbs;

To illuminate

the potential differences 
between suburban areas;

To illustrate

policy mechanisms and 
interventions which may
assist them.

To identify

the London Boroughs of Sutton and 
Waltham Forest (Greater London), 
Solihull (West Midlands) and Rochdale 
(Greater Manchester). This has 
allowed for trends to be identified and 
explored with granularity. It has also 
enabled us to tackle three fundamental 
questions. These are:

What are the key challenges, 
opportunities and debates in 
suburban England?

How should we understand and 
manage change?

How do we define the suburbs?

2

1

3

Introduction
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This report has been prepared to provide a starting point for further research 
and reflection. The Taskforce nonetheless wishes to set out some initial 
summary recommendations to inform these conversations and signpost 
potentially key issues. The following recommendations focus on the ways our 
suburbs are understood and are intended to help ensure that the change within 
them is meaningful.

R E C O M M E N D A T I O N S
Our recommended areas for research and action.

1 2

The Taskforce recommends consideration should be given to a new 
spectrum model for understanding the suburbs and used by those in 
research, practice and policy.

The Taskforce recommends further consideration is given to the 
opportunities which exist for an evolution in the nature of local employment 
as a result of changes to working practices during the Covid-19 pandemic.

A more nuanced approach should 
be taken to the way that England’s 
suburbs are considered which better 
accounts for their diversity. This 
should recognise that a spectrum of 
characteristics exist between places, 
not least between those which are 
more urban and rural. In this regard, 
the development of a spectrum 
approach appears to be a beneficial 
route forward. In testing this concept 

The Covid-19 pandemic presented an 
exceptionally challenging public health 
issue, the legacy of which will remain 
for a considerable time. However, 
its management also forced many 
people to think differently about their 
homes and communities, as well as 
engaging more readily with new ways 

A Spectrum of Suburban Environments An Evolution of Employment

the Taskforce has identified a five 
statistically significant suburban 
typologies. Whilst the model tested 
does not account for socio- economic 
indicators it is hoped that with further 
research and testing it may be refined 
and expanded to provide the basis for 
informing future policy- and decision-
making.

of working. This creates a significant 
opportunity to reconsider the future of 
employment and the role it plays in our 
towns and cities. It is important that 
we use this opportunity to foster ideas, 
discussions and new practices.

Recommendations
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4

The Taskforce recommends further consideration is given to the potential 
‘tipping points’ which exist in our suburban communities and ways that 
these might be managed.

There is evidence that perceptions 
of anxiety and tension are increasing 
in existing residential areas being 
asked to accommodate large 
amounts of new development. Such 
social, environmental and economic 
concerns are often discussed using 
the language of ‘tipping points’. Whilst 
these are hard to define, potentially 
emotive and quite possibly understood 
differently by different people, the idea 
was widely raised with the Taskforce 
and this should not be overlooked. 

A Need to Manage ‘Tipping Points’

Reference to ‘tipping points’ may 
indicate a greater need to reflect 
the hard-wiring of identity to place: 
meaning that engagement with local 
political, cultural and community 
leaders through change is required. 
It could also suggest that greater 
attention should also be paid to ways 
that investment in infrastructure 
can enable growth to be spread in a 
more spatially even way within local 
authority areas. Further reflection is 
considered important.

3

The Taskforce recommends further consideration is given to the use of 
permitted development rights as a means of delivering new homes and 
cautions against the use and extension of these.

There is evidence that the use 
of permitted development rights 
undermines the ability of local 
authorities to fully manage and 
mitigate the impacts of certain forms 
of development. There have also been 
some public suggestions that these 
be expanded for use more widely, 
which would thereby further erode the 
control that communities and local 
government has over development. 
as the Taskforce cautions against the 
sacrifice of control at the expense of 

A Reconsideration of Permitted 
Development Rights

expediency. It is important to reduce 
bureaucracy wherever possible and 
permitted development rights are 
an important part of the discussion 
around adaptability of the built 
environment. Such adaptability should 
be encouraged and enabled but 
operate locally and with discretion.

Recommendations
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6

7

The Taskforce recommends further consideration is given to the scope to 
introduce national policy guidance on the key principles for handling small 
scale applications in suburban locations.

In addition to large-scale interventions 
into the built environment, much 
change to our suburbs occurs as the 
result of small-scale infill, adaptation 
and extension. This affects te 
granularity of our suburbs. Whilst the 
impacts of these are experienced 
almost exclusively at the local level, 
they have a direct impact on local 
residents and a cumulative effect on 
the character and experience of local 

Identifying and exploring the 
challenges and opportunities facing 
suburbs provides an important 
moment to reflect on their unique 
circumstances and the ways in which 
they could be better supported. It is 
clear to the Taskforce that a ‘one size 
fits all’ approach is not appropriate. 
Further work should therefore be 
done to identify both the full range of 
possible reforms which may be suited 

areas. Whilst there is an intersection 
here between development which 
does and does not require permission, 
this is considered to be an area which 
would benefit from further guidance 
at the national level, particularly with 
regard to ‘infill’ development on small 
sites.

to assisting in their evolution and to 
make clear the types of situations 
where these could be deployed to the 
greatest effect. This could include 
items both for consideration by HM 
Government as potential reforms or to 
be included within a standalone ‘tool 
box’ to support Local Authorities in 
determining their own approaches.

5

The Taskforce recommends further consideration is given to the scope to 
increase public engagement in the planning process at the plan-making 
and decision-taking stages, and to open and incorporate built environment 
debates into wider public discussions about the future of an area, not least 
through digital means.

Public engagement has long 
been recognised as important but 
opportunities remain to help ensure 
it is meaningful. Increased use of 
digital forms of public engagement, 
particularly where management of 
change through the planning system 
is concerned, should be supported as 
a way of improving the amount and 
quality of dialogue with communities. 
Scope exists for traditional methods 

A Moment for Increased Engagement
and Digitisation

An Opportunity for National Guidance on 
Small Applications

A Need to Consider All Policy Opportunities

to be enhanced through moves to 
a hybrid platform which uses both 
virtual and in-person methods. 
Proactive outreach across as many 
platforms as possible is considered 
important to maximise engagement 
as early as possible. This can open 
and support dialogue around issues 
that are complex, significant and often 
contentious.

Recommendations

This Taskforce recommends that further research is undertaken to explore 
possible policy solutions to address the challenges indentified.
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Many of England’s citizens live in 
suburban areas and it’s unsurprising 
that they therefore attract many 
stereotypes. These nonetheless fail 
to reflect the diversity of both place 
and experience which exists across 
the nation. Whilst there might be 
similarities, no one area or community 
is the same. For all the media talk of 

S T A T E  O F  T H E 

S U B U R B S

T H E  C H A L L E N G E  O F 

D E F I N I T I O N

The State of the Suburbs

‘cookie cutter’ housing, there is in fact 
a great deal of variation. Common 
issues arise in different contexts but 
each suburb, often at a very local level, 
faces its own unique challenges and 
opportunities. 

The first question asked by the 
Taskforce was ‘how do we define the 
suburbs?’.

Defining, understanding and managing England’s suburbs.

Visions

Suburbs are often and widely 
characterised as lacking activity 
and identity. They are seen by 
some as being more ‘nowhere’ than 
‘somewhere’. This is a misconception. 
Visions of 1930s ‘Metroland’, the 1970s 
sitcom ‘The Good Life’ or the more 
recent TV soap ‘Brookside’, amongst 
others, conjure images which evoke 
commonly perpetuated ideas of either 
leafy cul-de-sacs or repetitive housing 
estates. Whilst there is evidence for a 

great deal of similarity in the buildings 
and street patterns used during certain 
periods of history, and these doubtless 
influence perceptions, there is much 
more to a suburb than its form and 
typology. Misconceptions persist 
despite frequently being debunked 
in popular culture and academic 
research.

“If you think of a traditional, suburban road layout ... if you like, 
there’s a lot of green space and though they’re often, mostly, 
cultivated gardens in which people take great pride, there’s quite 
a lot of wildlife in there as well.”

Taskforce Respondent

“The suburbs were conceived in order to deliver good quality 
of life for families and the best of both city and country - with 
access to open space and also to shops and services.”

Taskforce Respondent
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It is not necessary to look further 
than a local notice board to reveal 
that suburbs are places of life and 
activity with distinct resident groups 
and communities. After all, the home-
lined streets on which many of us live 
connect directly into shared spaces 
such as parks, community halls, high-
streets and places of worship. There 
can, for example, be no shortage of 
friendships formed at the school gate 
or on the Sunday league pitch. We are 
a social species and there are strong 
associations between residents and 
their environment.

Whilst suburbs are arguably as old 
as cities themselves, the established 
image of our suburbs harks back to 
England’s relatively recent history of 
large-scale suburbanisation; certainly 
from the Victorian period onwards but 
particularly the Inter-War and Post-War 

periods. They are places which have 
only recently been urbanised. There 
are relatively few large established 
suburbs over 150 years old, very many 
were built during the Inter-War period 
and many continue being built today. 
They have emerged as places to which 
people came to begin new chapters in 
their lives, distinct from those which 
they have left behind. Most were 
bolted on to existing settlements, so 
have historic attachments whilst being 
comparatively new. Some residents, 
spurred on by both memories and 
estate-agent branding, refer to 
‘villages’ within wider suburban areas. 
The political tensions associated 
with decisions around expanding the 
settlements, removing the attributes 
of villages, are often within living 
memory.

As suburbs age and are themselves 
expanded or intensified, the nature 
of place and community evolves with 
them. This is a natural process of 
change and it’s happening nationwide. 
There are many reasons for such 
changes in our towns and cities. They 
can, for example, be demographic or 
economic. However, in many parts of 
the country, this process is occurring 
in a way that is either faster or more 
significant than in recent memory.

London, as the nation’s capital and 
economic centre, is experiencing 
significant growth pressure and there 
is a tangible sense amongst some 
people that this is creating ‘growing 
pains’ which might contribute to 
‘tipping points’ in terms of community 
support for change. Whilst this 
language relates to matters of feeling 
and perception, and investment 

undoubtedly continues to bring 
improvement to large parts of the 
capital, there is also an awareness 
that the speed and scale of change 
is challenging some of the underlying 
assumptions held by certain residents 
and policy-makers. This suggests 
that suburban areas might become 
increasingly contested spaces as 
expectations of intensification raise 
questions about their unique character 
and what it means to be ‘suburban’ in 
the 21st Century.

The State of the Suburbs

“It’s really only in the last 20 years or so that Wallington, probably, 
didn’t really see itself anymore as a rival to Sutton, but it used to 
be and there was quite a lot of jealousy there.”

Taskforce Respondent
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Historically, the term suburban 
has been used to describe places 
which effect a transition between 
rural and urban areas at the edge of 
larger settlements. For this reason, 
a sense of ’edge-ness‘ is often 
relied on for framing discussions. 
.This is insufficient: it doesn’t help 
us understand the suburbs in more 
specific terms and if anything blurs 
matters, making real appraisal more 
challenging.

Traditional perceptions of suburbs 
as having rural characteristics whilst 
being subservient to a larger centre 
have meant that they have also tended 
to be viewed as at the lower end of an 
urban hierarchy. They have been seen 
as less significant; in terms of their 
population, services, infrastructure 
and economic performance. This has 
given rise, on occasion, to misleading 
assumptions about class, ethnicity, 
family structure and so forth. This also 
overlooks the fact, for example, that 
many people who live in suburbs work 
locally or indeed commute out of the 
city centre rather than into it.

Recent academic research into 
the suburbs, both in a British and 
international context, has focussed on 
spatial context, socio-cultural studies 
and global comparisons. This has 
been a positive step forward in so 
much as it has tackled preconceptions 
about our cities. The bulk of this 
work has shown that suburbs are, in 

Defining suburbs according to 
form or administrative boundary 
is exceptionally challenging. This 
makes it difficult to know how best to 
approach them and, resultantly, hard 
to design policy responses. The result 
is that many assessments have been 
thematic. They look at measures such 
as density or accessibility and frame 
discussion around these metrics. It’s 
for this reason that topics such as 
local centres and high streets have 
received particular attention. What 
they do not do, though, is offer an 
holistic interpretation.

their most general sense, places of 
tension which exist simultaneously 
as both part of the urban landscape 
and a direct challenge to it. It remains 
necessary, though, to understand their 
nuances.

There is an overwhelming amount 
of evidence which demonstrates the 
variation in England’s suburbs. This 
includes both within and between 
them. It is also reveals them as fluid, 
with significant cultural and socio-
economic change over time. They 
are places of life and activity which 
are closely bound to changes in 
the nation. England’s suburbs have 
experienced significant forces of both 
growth and decline as well facing 
continuing pressure to adapt. It is clear 
therefore that they require a much 
deeper form of assessment and that, 
from a policy-makers perspective, the 
nature and pace of their evolution will 
be particularly important.

Current Research Research Challenges

“The diverse nature 
of suburbs makes it 
difficult to develop 
targeted policies.”

Taskforce 
Respondent

The State of the Suburbs

There are also inherent problems 
in adopting a thematic approach to 
consideration of the suburbs. Density, 
for example, is measured quantitively 
but experienced qualitatively. It might 
be a simple measure of floorspace, 
units or habitable rooms but cannot 
fully account for the ‘experience’ of 

a place: density is not determinative 
of quality. Whilst the urban fabric 
at the edge of English cities has 
been relatively unchanging and is 
traditionally noted for its low-density 
residential character there is certainly 
no easy relationship between density 
and form. Likewise, it’s hard to ensure 
that the full array of distinguishing 
factors, that might include types of 
land use, amount of tree coverage, 
or access to public transport are 
taken into account. The challenges 
of the high street are often equally 
generalised but undoubtedly varied in 
their need to account for everything 
from business rates, ownerships, 
leases and rents, to footfall, crime, 
building suitability, servicing and 
adjacencies.

Another popular means by which to 
explore the suburban experience is 
through their historical development. 
This is also not without merit. The 
origins and expansion of suburbs 
often form part of the story of a place 
and its community. It may be that 
these are framed by the extension of 
transport links which resulted in urban 
expansion or major social housing 
programmes which influenced the 
mix and balance of residents. Yet the 
experience of major infrastructural 
and housing changes that led to the 
creation of our suburbs also runs 
counter to the typically slow nature 
of change in their built form when 
constructed. Once built, we become 
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The rationale for a renewed emphasis 
on the suburbs and innovative 
approaches is clear. Not only do some 
communities face pressures to adapt 
but, in so far as they house much of 
the population, the suburbs can also 
be seen as places of inherent national 
significance. They are, on the whole, 
successful: they remain places in 
which people choose to live. They 
have, on occasions, enabled political 
mobilisation around key strategic 
issues and it seems possible we will 
see this again as we seek to build 
upon the lessons we have taken from 
a pandemic that clearly highlighted 
the impacts of inequalities in health 
and housing. There is no reason to 

think that a dedicated focus on their 
conservation and enhancement either 
could or should not happen again.

It is clear is that the way in which 
we consider England’s suburbs, not 
least from a policy and research 
perspective, needs to respond to 
the challenges associated with their 
definition. It’s also important that 
suburbs are viewed through a lens 
which can account for the ongoing 
and constant process of adaptation 
and evolution. In short, a more holistic 
approach is required.

Implications

custodians of areas of relative stability 
in terms of built form (noting that social 
change such as related to immigration, 
migration and the extended family all 
play into narratives about what makes 
a community). This heavily influences 
the narratives around change. The 
governance decisions that drove early 
urban expansion may partially account 
for a sense of local heritage and identity, 
but whilst they can provide useful context 
for thinking about future growth they 
are often less useful when it comes to 
characterising places and communities 
as they actually exist today. Times 
change and the views of communities 
change with them. Former concerns or 
aspirations cannot themselves explain 
subsequent or current perceptions.

The State of the Suburbs
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The question of suburban character 
became increasingly relevant during 
the Covid-19 pandemic. It heightened 
our awareness of matters which 
include the nature and amount 
of housing, local retail provision, 
availability of green space and air 
quality. It forced us to consider what 
we value most about the places in 
which we live and the change which 
can be supported.

There are nonetheless some obvious 
constraints. Aside from urban 
extensions and standalone new 
communities, new development will 
constitute the evolution of an existing 
place. Their wholesale redevelopment 
is both undesirable and unlikely, to 
which extent their current state has 
considerable implications for the way 
in which we respond to questions of 
environmental sustainability, character 
and appearance, social cohesion and 
economic prosperity. All of this points 
towards a need to move away from 
the idea of suburbs as homogenous 
areas and towards an approach which 
recognises and better reflects their 
diversity.

Data for each of these was modelled 
using a collection of metrices that 
allow for different quantitative 
measures on the important themes to 
be considered at the same time. The 
analysis reveals that, in keeping with 
some public perceptions, the outer 
urban areas of England’s settlements 
undoubtedly have greater amounts 
of open space than inner urban 
areas, much of which is formed of 
private gardens, and they are also 
less densely built. It is possible to 
paint a general picture at a high-level. 
However, this is as far as stereotypes 
can be supported or a general trend 
extended.

What is most striking when looking at 
the quantitative built environment data 
which is exists is in fact the variety of 
characteristics our suburbs display. 
Taking green space as an example, 
there is a great amount of variation. 
It’s certainly not the case that all 
suburbs are ‘leafy residential areas’ or 
that all the green space is ‘accessible’ 
to the public. Likewise, some gardens 
and fields will offer environmental and 

The Taskforce has collated a large 
dataset on each of the case study 
local authorities, to sit alongside 
benchmark data for the nation. This 
data was analysed in order to identify 
whether there were any statistically 
significant and quantitative indicators 
of suburban ‘types’ which might help 
policy-makers, practitioners and 
academics understand the range and 
nature of places which exist. Three 
important themes emerged which are:

amenity benefits whilst others will not. 
There are public spaces which identify 
as ‘hubs’, with higher proportions of 
commercial uses, and those which 
do not. When assessing ‘themes’ 
it quickly becomes clear that they 
cannot be considered in isolation.

This appears to point towards a need 
for an understanding of the suburbs 
which allows for both quantitative 
analysis and subjective qualification. 
The Taskforce has therefore been 
eager to test the feasibility of a 
method that could take account of 
the factors of greatest importance by 
providing a sense of the development 
character relative to the areas being 
studied. The approach taken was to 
focus on spaces, homes and hubs or 
‘centres’ as the basis for assessment 
and to draw primarily on the small 
area data that is available for London. 
The purpose was to establish whether 
it might be possible to evidence a 
suburban typology.

An English Typology?

Green space

Density of overall development

Local land uses (including 
dwelling types, retail, leisure 
and office space)

The State of the Suburbs
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This analysis revealed that England’s 
suburbs do, in fact, contain five 
broadly identifiable area types which 
sit on a spectrum between urban and 
rural. Whilst there is no such thing as 
‘a suburb’ it is possible to distinguish 
between five ‘types of suburb’ which 
sit on a spectrum of characteristics. 
This is considered to be a significant 
step forward in the way that we can 

begin to think about diversity and 
‘place’. It also provides a starting point 
from which meaningful comparisons 
of socio-economic and other 
subjective or qualitative measures can 
be made within and between suburban 
districts. Broadly speaking, the English 
typology was found to fall into the 
following five area types:

These are areas with mainly natural or undeveloped 
environments. The housing form is low- rise and somewhat 
dispersed. There is local retail provision and community 
amenities, but no notable economic hub.

In these areas, there are larger centres with significant social 
amenities or commercial facilities. A relatively large proportion of 
the area is given over to housing, and flats are uncommon. Open or 
green space may be in short supply, but not necessarily so.

These areas will have housing more typical of urban area. However, 
they may lack an economic centre, or have good access to open or 
green space.

These are mainly built-up areas with dense developments that 
include flats. They have significant local economic hubs with 
offices and entertainment centres, and may also lack open space.

These areas will characteristically have levels of housing and 
local amenity that are similar to those found in ‘classic suburban 
areas’. However, they have relatively less open space and also 
lack accessible greenspace.

Type One:
Classic Suburban

Type Three:
Suburban Hub

Type Four:
Green Urban

Type Five:
Extended Urban

Type Two:
Residential Dominant

The State of the Suburbs
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Residential
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42%

Suburban
Hub

13%

Green
Hub

5%

Extended
Urban

13%

Classic
Suburban

26%

Type

%

LeastBy ward Most

London’s Suburban Spectrum

In using the available data to identify 
five types of suburban area it is 
possible to understand our suburbs 
as sitting on a spectrum which in turn 
creates a framework that allows us 
to think differently about suburban 
challenges and opportunities. This 
alone is evidence for the conclusion 
that ‘one size fits all’ is inappropriate.

In understanding these five typologies 
we might broadly say that Classic 
Suburban areas are the ‘least urban’ 
whilst Extended Urban areas are the 
‘most urban’. Classic Suburban areas 
have relatively high proportions of 
accessible green space, more land 
in residential use, fewer flatted/
apartment homes and relatively low 
levels of commercial office, leisure 
and retail space. Conversely, those 
areas which fall within an Extended 
Urban typology are almost the exact 

opposite. They have more urban levels 
of provision for at least two of those 
criteria.

If we were to consider the four case-
study local authorities from across 
England for which the Taskforce has 
compiled detailed data through the 
lens of a spectrum analysis we see a 
clear spread of characteristics. All four 
local authorities would be considered 
‘suburban’ and would, at a high level, 
even be considered similar. However, 
within their own administrative 
boundaries they are clearly grappling 
with a wide variety of issues which 
relate to the types of place that exist. 
In this respect, acknowledging that 
there are a spectrum of suburban 
types also requires a recognition that 
there is often a greater amount of 
variation within suburbs than between 
them.

Initial testing by the Taskforce 
suggests that the spectrum approach 
could be refined yet further through 
the inclusion of additional metrics. 
Data was made available to the 
Taskforce which included details for 
the two case study London Boroughs 
of Sutton and Waltham Forest in terms 
of pubs, schools, doctors surgeries 
and public transport accessibility. If 
we use these four components as 
proxies for social infrastructure and 
amenity the wards with relatively low 
numbers of doctors’ surgeries (one 
or two) are revealed to be Classic 
Suburban, Residential Dominant and 
Extended Urban. Suburban Hub and 
Green Urban all have three or more. 
In terms of pubs, there are low levels 
(one or none) in Classic Suburban 
and Residential dominant areas, while 
all others are generally well served 
(noting, though, that there are both 

very high and very low exceptions in 
Extended Urban areas). When using 
Public Transport Accessibility Level 
(PTAL) ratings, there are low levels in 
Classic Suburban areas, high levels 
in Suburban Hub, Green Urban and 
Extended Urban areas, and a mixed 
picture in those which are Residential 
Dominant (noting some low exceptions 
in Green Hubs). Lower employment 
rates are found in Classic Suburban, 
Residential Dominant and Green 
Hubs. This is all further evidence of 
the fact that it is perfectly possible 
to use quantitative data to help with 
the question of definition which 
has for so long made a full and 
proper consideration of the suburbs 
challenging.

The State of the Suburbs
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The fact that initial quantitative 
testing indicates five  ‘types’ of suburb 
can be defined statistically and 
robustly evidenced through data is 
testament to the notion that distinctive 
similarities and differences do exist 
and are consistently observable. 
England’s suburbs do in fact sit on a 
spectrum. This unites them and also 
directly influences the way in which 
they are experienced by those who live, 
work and relax in them. It evidences 
that fact that our suburbs provide a 
range of places, each with their own 
challenges and opportunities, and 
that by focussing on the issues which 
affect these different types of place 
we might be able to move towards 
more informed decision- and policy-
making.

The State of the Suburbs

Waltham
Forest

Greater
LondonSutton

2.74

# per 10k
pop

Pubs 2.39 4.34

Waltham
Forest

Greater
LondonSutton

2.9

Average in
2014

PTAL 3.5 3.8

Waltham
Forest

Inner
London

Outer
London

Greater
LondonSutton

3.45

3.46

# per 10k
pop

Doctors
Surgeries

Schools

2.31

3.50

4.33

4.51

3.44 3.77

3.63 3.95

The Taskforce is of the view that, 
whilst there is undoubtedly scope 
for the spectrum approach to be 
extended and refined (for example to 
account for earnings, employment or 
ethnicity data), it offers considerable 
benefit as a means of recognising 
and exploring the diversity of suburbs 
as well as establishing that there are 
statistically significant ‘types’..This 
is helpful in challenging hackneyed 
old stereotypes about dull and 
homogeneous suburban areas and 
focussing minds on the fact that a 
more nuanced approach to policy-
making is necessary. This initial 
model is based on characteristics 
of the built environment and does 
not, for example, take account of 
potentially significant socio-economic 
dimensions such as earnings, 
employment or ethnicity.

Recommendation One:

The Taskforce recommends consideration should be given to a 
new spectrum model for understanding the suburbs and used 
by those in research, practice and policy.
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Transport

The Taskforce has been eager to 
illuminate the nature of activity 
and debate which exists within 
England’s suburbs. This includes 
considerations such as patterns of 
work, living and travel. The evidence, 
particularly that which is qualitative 
and related to change, underlines and 
emphasises the relevance of many 
well-established debates in the built 
environment. It is suggestive of the 
ways in which England’s suburbs are 
often considered to be to desirable but 

Connectivity has been fundamental 
to the way in which settlements 
have grown for centuries. Trading 
communities were founded at ports 
and cross-roads whilst, in an age 
before town planning in its current 
form, ribbon development became an 
early expression of the challenge of 
urban sprawl. Although growth is now 
managed and controlled through a 
plan-led approach, the physical links 
which exist for private and public 
transport remain central to the way 
in which suburbs are used and the 
opportunities for them to evolve. It is 
transport which so often underpins 
our decisions to make our homes in a 
particular place, to locate a business 

under strain. From transport and green 
space, to housing and employment, 
the management and intensification 
of our suburban areas clearly requires 
dedicated attention as well as an 
acknowledgement of the issues at 
hand; all of which are intimately linked 
to and influenced by the matter of land 
value. 

The second question asked by the 
Taskforce was ‘what are the key 
challenges, opportunities and debates 
in suburban England?’.

there or to deliver new development. 
As many of these connections 
will already exist it is through 
interventions, whether on a large scale 
such as a bypass or local scale such 
as a low traffic neighbourhood, that 
improvements must occur.

There is compelling evidence that 
cars and vans account for a higher 
proportion of journeys within suburban 
areas than elsewhere. This reflects 
higher levels of car ownership, as well 
as greater dependence on private 
cars as a mode of transport. As the 
areas with the highest daily trip rates 
in England, suburbs also have the 
lowest levels of walking. Much of the 

K E Y  D E B A T E S opportunity to encourage modal shift 
therefore sits in changing attitudes, 
which itself depends on facilitating 
improvements to local connectivity. 
There are many situations where very 
few alternatives to the private car 
exist and, until this can be corrected, a 
step-change cannot be bought about. 
The challenge in this regard is that 
suburban areas are those poorest 
served by public transport, by virtue of 
their lower density. In contrast, centres 
are better served with connections 
because they are destinations rather 
than locations en route. The result 
is that public transport services 
typically run along radial corridors, in 
turn making travel around the fringe 
more challenging because a journey 
to the centre is often needed to 
change to another service for the end 
destination. This makes private vehicle 
use more appealing.

It is of course desirable that new 
growth occurs in the most sustainable 
way possible, not least in terms of 
location and movement. This is a case 
for densification and the compact 
city model, as encapsulated by the 
idea of the ’15-minute city’, as it will 
inherently increase footfall for retail 
and encourage in-area commuting. It 
is also cause for a level of optimism 
around the prospect that more people 
might work from home or elsewhere in 
their suburb more frequently, reducing 
travel and encouraging local spending. 
It is likewise the reason that town 
centres, where there is good public 
transport accessibility, are appealing 
locations to intensify the use of land 

and deliver new development at a 
greater density. If dense development 
is to be successful, it must have a 
focus on residents relying to a greater 
extent on the public transport system 
and be aligned with investment 
strategies.

Understandable pressures on areas 
with good transport connectivity 
to accept intensification and 
development are widely reflected 
in policy. Yet this does not remove 
the need which exists to improve 
links to those areas with poorer 
connectivity. As with other built 
environment matters, translating 
from national policy objectives to 
local targets commonly introduces 
tension. Those communities which 
have the best access to public 
transport may not, when other factors 
are taken into account, also be the 
most suitable to accommodate large 
amounts of development. To put it 
differently, whilst they may have the 
infrastructural capacity to support 
a large amount of development, this 
does not mean it can be fully utilised 
without being perceived as causing 
harm to the character or function of an 
area.

Many parts of the country have 
expanded in a manner which is highly 
car reliant, irrespective of whether 
this was the intention of those who 
designed them. It is hard to avoid the 
conclusion that, whilst public transport 
provision can be improved and 
sustainable alternatives introduced, 
the perceived and actual need for 

Key Debates
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cars will remain for some time. Larger 
families, for example, often find it 
harder to travel and shop by public 
transport than individuals who can act 
more flexibly. Accordingly, areas with 
more family homes or poorer public 
transport accessibility are often the 
most car dependent and struggle the 
most with issues such as congestion 
and the accommodation of parking for 
private vehicles. This can in turn result 
in adaptations to the built environment 
which can be perceived as eroding the 
character or appearance of an area, 
such as the paving of front gardens to 
provide additional space (which also 
negatively impacts on flood mitigation 
and biodiversity). Conversely, those 
with the best connectivity are under 
pressure to reduce both the size of 
new homes and amount of private 
parking provided as part of new 
developments.

These influences shape the type of 
tenants and residents in different 
parts of a suburb as well as the way 
in which they live. New developments 
seek to accommodate the changes in 
lifestyle which are required through 
the inclusion of car-share spaces 
and secured cycle parking, but this in 
itself does not bring about a modal 
shift. In all respects, transport exerts a 
significant pressure on the nature and 
shape of communities and, in some 
areas, this is receiving a considerable 
amount of ‘push-back’ from those who 
live there.

There are many people who perceive 
that car dependency is hard to 
erode. Whilst this may not be entirely 
incorrect, it is often extrapolated to 
suggest that new development will 
invariably cause issues of congestion, 
either from the additional demand 
created or introduction of restrictions 
on the use of private vehicles such 
as car-free neighbourhoods and 
cycleways. Such conclusions are often 
inaccurate and can become highly 
politicised.

The introduction of so-called ‘Low 
Traffic Networks’ and ‘Mini-Holland’ 
schemes are such examples. These 
seek to increase active travel such 
as walking and cycling through the 
separation of lanes on main roads, 
alongside street restrictions to make 
them access-only for motor vehicles 
but maintaining through routes for 
bikes, and the sign-posting of ‘quiet 
routes’. When introduced, they can 
create significant cause for local 
concern, not least arising from a 
perception that they benefit the cyclist 
at the expense of car users, which 
is often correct. Recent evidence 
suggests that whilst they do not result 
in a significant reduction in overall 
car use, they do create more positive 
attitudes towards active travel and 
increase the amount of cycling and 
walking. This is also likely to have 
other benefits in terms of community-
building, crime reduction, health and 
well-being. Decisions made in the 

long- term interest will, in this context, 
often require short-term sacrifices.

It is with this in mind that electric 
vehicles should be considered. A shift 
to electric vehicles may reduce the 
amount of carbon dioxide released 
into the atmosphere and benefit air 
quality in our urban centres. This 
gives them a role in assisting in 
the fight against climate change. 
However, vehicles will still need 
to be planned for and managed. 
Electric vehicles alone won’t make a 
meaningful contribution to addressing 
local concerns around congestion 
unless the way in which they are 
used changes, for example, through 
an increase in ride- sharing or car-
sharing. It may also be that automated 
driving creates opportunities to reduce 
road traffic congestion and accidents, 
through road efficiency gains, thereby 
contributing to making our streets 
safer for those who use them.

Key Debates

"...talking to 
residents about 
some of the traffic 
schemes that we've 
been doing recently 
... the level of anger, 
in some cases, 
rage, has been quite 
extraordinary...”

Taskforce 
Respondent
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Employment

One of the differentiating features of 
suburbs is that they exist in relation to 
a larger centre, and this is reflected in 
the way that their economies function. 
Long-standing patterns of commuting 
mean there is typically a lower level 
of local employment across many 
suburban boroughs than in urban 
centres, for the simple reason that 
many people leave their suburban 
homes for work in these centres. This 
is not insignificant as a driver for the 
types of businesses which choose to 
locate themselves in suburban areas, 
which are typically small and medium 
size enterprises, and it is reflected in 
the use and development of property; 
from ownership and maintenance to 
tenants and values. The ability of local 
centres to meet local needs can also 
be challenged by competition from so-
called ‘big-box’ retail centres, both out-
of-town and out-of-district. Although 
the fact that suburban centres must 
compete both with the larger urban 
core and out-of-town operators is 
not consistently seen as negative by 
residents, for whom this can be an 
appealing lifestyle choice made easier 
by low-cost transport options, it does 
create challenges for the vibrancy and 
vitality of local centres at a time when 
many have struggled for decades.

The national ‘lockdowns’ used to 
manage the spread of Covid-19 
resulted in a significant proportion 
of the population working from 
home. Evidence indicates this may 

have contributed to suburban areas 
more appealing as potential homes, 
with increased residential property 
searches being made and an up-tick 
in house prices (albeit it remains to 
be seen whether this will continue 
as a trend in the longer-term). This 
could be because larger family homes 
are considered more adaptable and 
have greater scope for flexible work/
study space which may be better 
suited to new ways of working. It could 
also be that suburbs, in keeping with 
established stereotypes are perceived 
as having greater access to open 
and green space. The lockdowns 
also created a significant increase in 
online shopping and associated local 
deliveries. The spatial implications 
of this were experienced differently 
between and within suburbs, reflecting 
the fact that some businesses were 
better-suited to facilitating home-
working for their employees than 
others (retail and manufacturing, for 
example, are more constrained in this 
regard than many office roles).

Local authorities nationwide are 
making significant effort to support 
their local centres and there is 
widespread desire to intensify the 
use of specific sites to act as centres 
and reinforce local employment 
opportunities. Much hope rests on 
the notion that they can support local 
businesses by developing transport 
connections and centres, with the 
provision of new office space being 

Connectivity also influences the 
way in which people perceive the 
places where they live. Transport 
infrastructure can be a strong factor 
in local identity, as encapsulated by 
the age- old adage of life being very 
different on ‘the other/wrong side 
of the tracks’. Proximity and social 
cohesion principles suggests that 
people closer together in a physical 
environment are more likely to form a 
relationship than those farther away. 
Whilst city dwellers tend to have a 
greater dispersion of contacts, the 
benefits of local social interaction 
should act as further support for the 
compact city, in which density of 
development effects closer social 

interactions and supports greater 
provision of public services. On 
a smaller scale, this can also be 
achieved through multi-purpose public 
spaces which draw together those 
from all walks of life and thereby 
foster interactions and strengthen 
communities. At a larger-than- local 
level public transport options are also 
directly related to the sense of being 
within or beyond a settlement, looking 
towards it or away from it, which in 
turn affects perceptions of inclusion 
and identity.

Key Debates

“My experience of Walthamstow is that it is very outward facing, 
like if you get a tradesperson here, they always come from Essex, 
rather than elsewhere in London because you’re on the North 
Circular, it’s 500 metres away from the junction with the M11 and 
that puts you straight up to Cambridge.”

Taskforce Respondent

“[The dual carriageway], it’s a massive barrier. It’s very difficult to 
get across it.”

Taskforce Respondent
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an increasing part of the strategy. 
There is also much recent discussion 
about the changing nature of the 
hospitality sector and potential for 
more flexible designs and uses which 
can contribute to activation of the 
street-scene and vibrancy of local 
areas. These can offer whole career 
roles, best suited to people from the 
immediate community, even if the 
density of employment is less than 
that of offices. A range of approaches 
are being developed which commonly 
include a focus on encouraging 
investment on the high streets, taking 
assets back into public ownership and 
working with local organisations to 
identify tenant interest.

As the nation returns to the office, 
the centrifugal pull of cities on 
workers in their suburbs will increase 
in contrast to recent pandemic. 
Recent experiences nonetheless have 
implications for policy makers. The 
low provision of office space in some 
suburban areas has the potential to 
restrict the ability of people to work 
more flexibly and more closely to their 
homes, in turn affecting footfall in 
local centres. The evidence suggests 
that going to the office, as opposed 
to working from home, boosts 
wellbeing by enabling employees to 
better separate work and home life. 
However, there is nothing to indicate 
that we need to work in the centre of 
our towns and cities as opposed to 
suburban centres. Greater support 
could be given for new office and co-
working provision, giving people the 
scope to work from purpose- built and 

professional settings close to their 
homes without the need to travel.

It may be that firms could now be 
encouraged to relocate to the suburbs, 
for example, through more investment 
in digital infrastructure or more 
flexible workspace. Not only would 
this support local retail, which has a 
long-established and well-documented 
decline, not least following the 
financial crisis of 2008, but also 
reduce trip generation alongside other 
pressures on commuters, such as 
the need to balance childcare with 
working hours. There is also research 
consensus that giving employees a 
degree of autonomy, trusting them, 
leads to less sick leave and greater 
productivity. The provision of flexible 
space, which can be made available 
for a day or two per week, could 
respond to both issues and create 
opportunities by enabling staff to work 
in both centralised and decentralised 
environments. A clear opportunity, for 
example, is to help revitalise suburban 
centres through increased flexibility in 
planning terms with regard to potential 
town centre uses; particularly where 
done through the plan-led system 
with local support as opposed to 
centralised moves towards extensions 
in permitted development rights. 
Increasing the diversity of employment 
space on offer has the potential to 
raise the income associated with local 
employment and to contribute to the 
vitality of the area. 

In this context, by virtue of a 
change in circumstances arising 
from the pandemic, consideration 
might be given to the reversal of 
existing Permitted Development 
Rights which enable the conversion 
of office and retail to residential 
accommodation. Whilst these have 
undoubtedly contributed to the 
supply of new homes, there is only 
limited control over the quality of 
housing delivered. Research by UCL 
for the Royal Institution of Chartered 
Surveyors (RICS) found only 30% of 
homes assessed met national space 
standards. In some locations, they 
have also had a significant impact 
upon the availability and quality of 
workspace provision. A significant 
challenge facing our centres is that 
once uses, such as office and retail, 
are converted to housing, it’s almost 
impossible to recover these in the 
same location. If continued, the use 
of Permitted Development Rights as 
a vehicle for delivery might therefore 
constitute an opportunity cost and 
merit reappraisal.

It’s also important to acknowledge 
the amount of work which is already 
home-based within suburbs. This is 
not only those who have scope to 
work ‘flexibly’ in knowledge or digital 
sectors, such as designers, but those 
offering local services. Our suburbs 
rely on many small businesses, often 
self-employed. This goes far beyond 
builders, decorators and gardeners. 
Hairdressers, childminders, caterers, 
curtain-makers, plumbers and 
mechanics all frequently operate out 
of home addresses. Much of this work 
is signalled only by the vehicles parked 
on driveways and is otherwise largely 
invisible as it requires no alteration 
to the character or appearance of 
the street. However, it’s also the case 
that many of these operators may not 
be granted permission to alter their 
dwellings to provide purpose-made 
premises which might better-suit their 
businesses at their property.

Key Debates

Recommendation Two:

The Taskforce recommends further consideration is given to the 
opportunities which exist for an evolution in the nature of local 
employment as a result of changes to working practices during 
the Covid-19 pandemic.
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Whilst often considered less 
glamorous and having a lower density 
of employment, industrial uses 
are an important component of a 
functioning economy at the local and 
national level. It is here that products 
are manufactured and online orders 
are serviced. It is unclear, though, 
as to whether the comparatively low 
emphasis on industrial growth reflects 
the changing nature of industry or 
local aspirations for alternative forms 
of employment. Expanding local 
partnerships is seen as extremely 
valuable by almost all of those who 
have engaged with the Taskforce. 
There is a good deal of consensus, 
amongst those from all backgrounds, 
that this offers both a potential boost 
to local job creation and the ability 
for employers to work in a way that’s 
responsive to the wishes of local 
government.

Housing

Housing has proven itself to the 
Taskforce to be a particularly divisive 
topic. This is not only a result of the 
well-documented problems of housing 
demand, supply and affordability in 
England, but also because they are the 
places in which we choose to spend 
our private lives. It is highly emotive. 
When the housing market works well 
in terms of provision, it provides us all 
with homes that offer privacy, security 
and shelter. We form personal and 
sentimental attachments to the places 
and neighbourhoods in which we live 
almost irrespective of any objective 
measures of quality which might 
exist. There is truth in the phrase ‘an 
Englishman’s home is his castle’ and 
this rings particularly true in suburban 
areas where the dominant land use 
is residential and where there is a 
widespread perception that the homes 
are geared towards families.

The age of housing stock has an 
influence on the types of housing 
issues people experience and the 
concerns around housing pressures. 
Where the physical form of the suburb 
has largely been established, many 
issues relate to the quality of those 
homes. This includes matters relating 
to both the buildings themselves 
(such as insulation, damp and energy 
efficiency) and the way in which they 
are occupied (as businesses and 
shared rentals, with gardens converted 
for parking or bin storage and so 
forth). We are also heavily influenced 
by our wider built environment: the 
layout of some neighbourhoods, for 
example, can increase a sense of 
isolation in dislocating people from 
shops and services, jobs and from 
neighbours. Where settlements are 
expanding outwards or upwards, 
concerns remain for existing residents 
but are supplemented by those around 
the type of change which might occur, 
the new buildings which might arrive 
and the impact this might have on 
the sense of community. The way 
in which communities are engaged 
in discussions about this change 
is fundamentally related to their 
experience of it.

Key Debates

“We don’t want to 
be a place that’s just 
residential, we don’t 
want to be a place 
that’s just about 
commercial and 
retail, we want our 
high street to be a 
combination of all of 
that.”

Taskforce 
Respondent

“The young people who’ve been given work opportunities and 
learning opportunities because that’s on their doorstep and to 
hear their stories and hear how their confidence has gone from 
nothing, like ‘how am I going to get a job in a pandemic, my 
mum’s already got no money and she’s having to pay for me. What 
do I do?’ and then starting a career journey because that site is 
down the road from them.”

Taskforce Respondent

“Suburbs are 
characterised by 
spacious layouts 
of mostly two or 
three storey houses 
with front and rear 
gardens.”

Taskforce 
Respondent
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There is evidence indicating that some 
suburbs have lost a significant amount 
of their single occupancy homes as 
a result of house-to-flat conversions. 
In some areas there is a sense of 
unseen population growth where 
houses, through either conversion or 
occupation, are used more intensely. 
An example might be where a single 
person with a single private car moves 
away to be replaced by a large family 
or multiple individuals and each with a 
car. The built form of the area doesn’t 
change, but the pressure on local 
infrastructure and services increases. 
The intensity of use changes. The 
social and cultural make-up of the 
community can also shift, depending 
on who is moving into and out of an 
area. In many respects, this unseen 
change is viewed no differently to 
that which is more visible through 
new building: change is not so much 
resisted as there is a widespread 
sense of nervousness about the way 
that change is managed (the so-called 
‘studentification’ of parts of towns like 
Bristol, Leeds, Oxford and Nottingham 
is one such example).

Some of the nation’s suburbs are 
in areas which still struggle with 
economic decline. Here, many 
challenges are more closely related to 
economic issues as the pressure for 
expansion is less. Yet for many Core 
Cities and particularly those in the 
South East of England there is a great 
emphasis on growth. This requires 
choices to be made and competing 
priorities to be balanced in terms of 

the most appropriate way to intensify 
or expand. For many, these can be 
termed simply as ‘difficult decisions’. 
It must be acknowledged, though, 
that wider context is material to local 
decisions and that these difficulties 
can cause significant tensions which 
the current planning and political 
process struggles to reconcile. 
Decisions cannot be avoided simply 
because they are difficult.

It would not be overstating matters 
to suggest that concerns around 
the pressure for more housing are 
such as to be universal in England. 
The population is growing. We are 
living longer and living differently. 
This demographic change is putting 
demands on the way in which we live 
in our suburbs, not least in terms of 
the amount and type of housing they 
accommodate. Taken alongside the 
push and pull factors which exist 
for residents moving to and from 
suburban areas, this is the cause of 
much anxiety.

Key Debates

“...if there is 
pressure on housing, 
all vacant space can 
become something 
to be built upon so 
that homes without 
gardens and with 
tiny footprints 
become the new 
housing norm.”

Taskforce 
Respondent

“...it’s absorbing, the term, ‘absorbing’ a bit more and people buy 
in to our way of life, but I think, if we start having to go as far as 
we are, really changing the character of the borough...we might 
be getting a little close to a tipping point...”

Taskforce Respondent

“We’ve exceeded our housing targets since our local plan, so we 
can do it, as long as you’re responsive to local people. If you don’t 
bring people along with you, then it’s just going to be a fight and 
it’s going to be... I don’t think you get the good quality, you don’t 
get the community building, the place shaping that we want.”

Taskforce Respondent
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In noting that there are locations 
where a change in character might 
be achievable by virtue of good 
public transport connectivity but 
not appropriate in other terms, there 
is an assumption that the plan-led 
system will be able to balance these 
pressures. This is not the case where 
Permitted Development Rights are 
used, as these take development out 
of the established system of control.

As has already been said, there is 
much discussion about whether or 
not to allow landowners or whole 
neighbourhoods the ability to alter 
their assets in this way through an 
extension of the existing Permitted 
Development regulations. There is, 
however, very limited provision to 
manage the impacts. This makes it 
difficult to both plan for and mitigate 
an increased intensity of use. Likewise, 
the limited controls over design make 
it hard to ensure that considerations 
such as heritage, setting and amenity 
are accounted for. There is a real 
risk, therefore, that this could stoke 
existing tensions in our communities 
and undermine the efforts which are 
being made to strengthen the quality 
of suburban areas.

Green Space

The amount and type of green space 
is a widely citied characteristic 
of suburban environments. The 
protection of green space is therefore 
a concern for those across the 
country, particularly where existing 
space is considered to be under threat 
of development for other land uses. 
Yet this is not to say that development 
cannot improve the nature of green 
space in qualitative terms. Even 
development that results in a net loss 
of land can create significant amounts 
of investment into quality. This can 
assist in tackling climate change, air 
quality and biodiversity.

In some outer areas, closer to those 
which are Extended Urban on the 
Taskforce’s suburban spectrum, the 
most acute concern around green 

space is perceived pressure on 
greenbelt land. Concerns about the 
motivations of developers, planners 
and other professionals are widely 
shared but often exaggerated and 
unsubstantiated. Apprehensiveness 
about the nature of change is 
reflected in doubts about whether 
large- or small-scale land release 
will benefit the public interest. At 
the heart of this discussion is a 
sense that there either is or will be a 
slow erosion (or ‘constant nibbling 
away’) of land at the edge of our 
suburbs. This may be indicative 
that, where green space at the edge 
of settlements is to be lost, greater 
support might exist amongst the 
public for genuinely strategic ‘once-
in-a-generation’ land releases.

Key Debates

Recommendation 
Three:

The Taskforce 
recommends further 
consideration 
is given to the 
use of permitted 
development 
rights as a means 
of delivering new 
homes and cautions 
against the use and 
extension of these.

“We have had quite a few developers coming knocking with 
interest, rubbing their hands with glee at our greenbelt. They 
want to develop it because it’s cheap because it’s undeveloped, 
so there’s no remediation issues and all that, so it’s cheap to 
develop, but all they want to put on there are very high quality, big 
houses that they’ll sell at a massive profit. If we’re going to lose 
bits of the greenbelt, we don’t want to lose it for that.”

Taskforce Respondent
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Similar concerns exist but are 
expressed differently in more urban 
areas, closer to Classic Suburban 
areas on the Taskforce’s suburban 
spectrum. Here, rather than those 
about the loss of green belt and 
open space, they are most often 
articulated through doubts about 
density, which filters into concerns 
around the intensity of proposed 
uses and appropriateness of existing 
and proposed green space provision. 
This is consequently one factor in 

The national experience of 
lockdowns during the Covid-19 
pandemic made many people 
acutely aware of the benefits of 
green space and positive effects on 
well-being. There is a widely held 
view that green space is something 
that should be accessible locally 
on foot. This is in large part 
reflective of a recognition of both 
the important role that it plays 
and the need for human scale 
in our communities. It is also an 

criticisms of tall residential buildings 
(although there are other matters 
relating to form and function in 
addition to this, not least the impact 
on local views and character). 
Both are questions about land use 
and reflect a nervousness that the 
pressure to develop might somehow 
erode what is valued about an area 
by existing residents or outweigh 
other considerations such as quality, 
sustainability and appropriateness.

important consideration in relation to 
the need for negotiation around the 
development of land when it comes 
to issues of design and sustainability. 
For some people there is no sense in 
releasing green belt land for housing 
as this is not considered necessary 
until all opportunities for densification 
have been taken. At the same time, 
there are many who would prefer not 
to densify their area and perceive it as 
unsustainable to ask people to drive 
somewhere in order to cycle or walk 
their dog. When it comes to the ways 

in which we accommodate additional 
development within our settlements 
there is a very fine balancing act and a 
wide range of opinion.

This raises important questions about 
the purpose and form of green belt 
land. In particular, it flags the need 
for discussion about how urban and 
rural areas relate to one another 
and whether there are forms of 
development which can enable local 
access to green space. Active travel 
solutions such as green connector 
routes also have the potential to 
form part of this discussion, as does 
a strategic assessment of how we 
might achieve the most from our green 
belt land, both in accommodating 
growth and creating greener and more 
beneficial natural environments. The 
concept of a ‘Green Web’ proposed by 
Jonathan Manns and Nicholas Falk in 
their Re/Shaping London (2016) report 
for the APPG on London’s Planning 
and Built Environment, where land 
release is associated with gains in net 
biodiversity, is one such route forward.

Key Debates

“...the suburbs are now rich in something we value highly but 
didn’t a year ago - ie. they have marvellous access to open green 
space. They can socially isolate. They can take the daily exercise. 
They can breathe clean air. So I would say they are spatially 
privileged.”

Taskforce Respondent

“One part of the policies of the local plan is where it’s not 
possible to create the greenspace that’s necessary to support the 
population ... is to improve connections, routes through to the 
greenspaces.”

Taskforce Respondent
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It is important to recognise that our 
suburbs have different characteristics, 
that many are perceived as being 
under significant pressure to change 
and there are a range of options 
related to how they might change. We 
should not expect there to be universal 
agreement on the correct course of 
action. This is not itself problematic 
where publicised, understood and the 
result of a democratic process. We 
all experience places differently and 
develop sentimental attachments to 

the places where we grow up, raise 
families or play an active role in our 
community. When we feel differently 
about what is important, though, 
this impacts the extent to which we 
consider things as deserving of either 
replacement or preservation. 

The third question asked by the 
Taskforce was ‘how should we 
understand and manage change?’.

M A N A G I N G  C H A N G E

Managing Change

Identity

As has already been stated, 
England’s suburbs are areas of great 
importance, on the personal and 
national level. In so far as stereotypes 
exist as to what the suburbs have 
to offer, the demonstration of 
quality environments and perceived 
improvements to both life chances 
and opportunities remain strong pull 
factors towards them. Educational 
provision in some areas, for example, 
has such a good reputation that it 
attracts day students from further 

afield, creating positive competition 
around placements and contributing 
to a culture of high attainment. It 
nonetheless remains the case that 
the persistence of other benefits, not 
least a sense of community and the 
value of commuting for work, are not 
guaranteed.

“I did this English language club and there was this older, Irish 
woman, who came to this language club and I spoke to her 
privately one day and I was like, ‘English is your first language, 
isn’t it? Do you mind me asking? We’re so happy to have you here, 
but would you mind me asking why you come? and she said, ‘I’m 
so lonely. I don’t speak to anybody,’ she was worried that she’d 
forget how to communicate.”

Taskforce Respondent

The way in which people identify with 
a particular area is ultimately about 
their ‘lived experience’ and that of 
their communities. Whilst identity 
is often associated with ‘imagined 
communities’, local identity is firmly 
rooted in descriptions and perceptions 
of certain areas, both by those 
who live and work there and those 
elsewhere. There are clear indications 
that those within districts are very 
aware of local differences, whether 
on a neighbourhood level or street-

by-street. This fits with existing 
research and also supports the 
spectrum approach to suburban 
types.

The relationship of places to or from 
the urban core is often key to local 
identities. This appears particularly 
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so for those people living in London 
or an adjacent home county, which 
may relate to the scale of the capital 
or the nature of historic associations. 
It’s also often tied to the rejection of 
the very term ‘suburb’. People have 
strong perceptions of living either 
within or beyond the city. Where the 
environment is closer to Extended 
Urban on the spectrum, being more 
urban, the emotional pull to the centre 
is often stronger. Where closer to 
Classic Suburban, the pull to the 
home county often predominates. The 
nature of this relationship is illustrated 
by the way in which residents of 
Walthamstow and Chingford, both in 
Waltham Forest, will often approach 
matters from distinctly different 
positions: those in Walthamstow being 
more likely to place weight on the 
relationship to London and Chingford 
to Essex.

Irrespective of where in the country 
a suburb is located, much relates 
to the whether the orientation in 
question is perceived as positive or 
negative; whether people wish to see 
themselves more as city-dwellers or 
rural residents. Much of this relates to 
imagined, subjective opinions on the 
merits of each type of environment. 
In certain rural areas there is concern 
that migration to a community, 
particularly from workers or refugees, 
could challenge the sense of place 
which exists and that either successful 
or unsuccessful assimilation of new 
community members could impact 
on the physical experience of that 
space. Some patterns nonetheless 

exist. While an affinity for historic 
counties is generally presented as 
a matter of pride, comparisons with 
neighbouring urban Boroughs are 
sometimes rejected in very strong 
terms and seen as highly undesirable. 
The historical development of 
suburbs and age of resident is likely 
to be a key consideration here; the 
memory of administrative boundary 
changes, moving Essex into London 
or Warwickshire into Solihull, will 
inevitably challenge established ways 
in which people self-identify. It is also 
something which will change over 
time.

In light of the different ways in which 
people identify, orienting themselves 
to either the urban centre or rural 
county beyond, fears of change 
which might affect this orientation 
also commonly underpin concerns. 
Depending on personal perception, 
this is expressed both as anxiety of 
‘urbanising’ as well as the ‘opportunity 
cost’ of failing to change quickly 
enough. Whilst much change has 
been positive, bringing investment and 
renewal, it is also the case that the 
nature of change has historically been 
alienating for some communities. 
Addressing concerns around the 
impact of change is a key task when 
managing it.

Managing Change

"Quite a lot of 
people still haven’t 
got over 1965 and 
being made part of 
London, spiritually 
they’re still part of 
Essex.”

Taskforce 
Respondent
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Whilst it is noted that there are 
many factors influencing identity, 
not least place-making and social/
cultural links, it is clear that the 
management of change and the way 
in which it relates to identity is an 
exceptionally important matter. A 
wide range of initiatives are being 
pursued, particularly at a community 
and local government level, where 
the question of managing change is 
one of the most intensely debated 
issues. There is much work being done 
within suburbs that are experiencing 
significant amounts of change to 
ensure that it is experienced in the 
most positive way possible, with 
concerns being both acknowledged 

Engagement & Decision-Making

legitimate personal views of what 
makes a place special and what its 
future should look like. Local people 
are being asked to trust information 
presented to them which, despite most 
likely being correct, may not match 
their own understanding or their lived 
experiences day-to-day.

This Taskforce has sought to focus on 
England’s suburbs in their broadest 
sense. However, the nature of 
change in many suburban areas has 
the potential to make the planning 
process particularly contentious. This 
is therefore deserving of additional 
attention. Whilst local planning 
decisions impact widely it can be 
challenging to balance the need for 
plan- and evidence-based decision 
making with deeply held and entirely 

Managing Change

and responded to. The amount of work 
being done to address and mitigate 
local concerns emphasises the extent 
to which many people perceive there 
to be genuine ‘tipping points’ in their 
communities, even if this perception 
only reflects a heightened sense of 
anxiety amongst some groups.

The concept and language of ‘tipping 
points’ is hard to define, potentially 
emotive and quite possibly means 
different things to different people. It 
is nonetheless a turn of phrase which 
was widely used by respondents to the 
Taskforce and illustrative therefore of 
something which should not therefore 
be overlooked.

Recommendation Four:

The Taskforce recommends further consideration is given to the 
potential ‘tipping points’ which exist in our suburban communities 
and ways that these might be managed.

“...they’re moving into our borough and that presents 
demographic changes and people feel quite threatened.”

Taskforce Respondent
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Local perception is important and 
influenced by the power of imagery. 
Together, these are key components 
in shaping opinions about the 
possibilities which exist. This issue 
relates most strongly to the way that 
outer suburban boroughs are imagined 
by policy stakeholders (i.e. those 
beyond the local authority itself and 
particularly the regional and central 
government planning bodies). This is 
an important factor because it often 
has a direct relationship to associated 
decisions around investment.

This also means that whilst local 
authorities engage with most areas of 
development proactively, strategy for 
building growth is more problematic. 
It is not that the enthusiasm does not 
exist or that the effort is not made, but 

The implications of the way in which 
England’s discretionary planning 
system operates are that taking local 
people along with any strategy is 
critical, including an understanding 
of local differences. Differences of 

Managing Change

“I find that people are finding all sorts of different ways to sound 
sanctimonious when they’re attacking development [...] We've got 
the highest rate of affordable housing ... and if we hadn’t given 
permission for the private stuff, we wouldn’t have any of that.”

Taskforce Respondent

there is a significant challenge facing 
local government representatives 
in that they must grapple with the 
need to meet national need and local 
demand in a way that is acceptable to 
existing residents. Entirely necessary 

but high targets add to the pressures 
on delivery and can become unhelpful 
in terms of discussions about how and 
why change occurs. Telling people that 
thousands of new homes are needed 
in their area might be technically 
correct, and the foundation for a 
robust Development Plan, but it will 
not in itself mitigate the concerns they 
quite understandably have about the 
impact that such change will have on 
the places and people they care about.

This situation also adds to the 
difficulties in negotiations with 
developers. The development 
community requires certainty in order 
to guide them about what proposals 
can and cannot be supported. They 
are bound to respond to the legislative 
context, contained within Development 

Plans, which are typically very 
exacting, but this alone is insufficient 
to secure approval from a Committee. 
Having a strong local plan is critical 
as a basis for negotiating applications 
well but may not always be enough 

to build supportive consensus on 
specific applications, even where net 
additional development in a borough 
is relatively low. The support of 
local government Officers, or indeed 
individual local representatives, is no 
guarantee of approval. Where there is 
resistance from parts of a community, 
irrespective of whether an application 
complies with the Development Plan, 
this can be very difficult to overcome. 
This is something which can be made 
worse by incendiary media coverage. It 
also maps onto differences in identity 
and has the potential to increase 
divisions within boroughs.

“People retain significant concerns about the decision-making 
processes, and about the loss of what they love about their 
areas. It remains a significant political issue, and for developers, 
a significant area of risk in their process which they must 
price and manage. This consumes investment resource that 
might otherwise be invested in the product. People need to be 
persuaded of the benefits of change, if new and better suburbs 
are to be created and to optimise investment in them.”

Taskforce Respondent

opinion will always exist and are not 
themselves the issue: the idea that 
there is commonality where there are 
obvious disparities is problematic.

Communication about the distinctions 
is where leadership is most needed, 
important and challenging. Residents 
will often not acknowledge the 
inherent differences across the 
community and in some places there 
is also the lack of a vibrant civic 
life which feeds into low levels of 
local association and coherence of 
community voice.
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There are legitimate differences 
of opinion about how areas should 
develop and this makes trust in the 
process by which decisions are made 
paramount. There needs to be clarity 
as to how the plan for an area is 
formed and confidence that decisions 
taken are in-keeping with the spirit of 
these as well as the letter. There were 
respondents to this Taskforce, from 
across the planning and development 
process, whose trust had clearly been 
eroded by the lack of certainty around 
outcomes. In this regard, there is a 
strong case to be made for exploring 
ways in which to increase certainty 

It is easy to think that smaller scale 
development would be preferable. 
However, suburbs are already often 
more reliant on small and infill sites 
for much of their growth and these 
are typically more challenging to 
deliver. They can create considerable 
design challenges around matters 
such as parking, servicing, overlooking 
and amenity. They also tend not to 
provide on-site infrastructure and can 
frequently fall below the thresholds for 
financial contributions towards local 
infrastructure. This creates additional 
pressure on existing hard and soft 
infrastructure provision, often without 
mitigation.

This might include ways to establish 
the role and purpose of the suburbs in 
plan-making in addition to principles to 
manage change.

Good local relationships are critical 
with local organisations and members 
of the public. This does not simply 
mean those who are established 
participants; there is much more that 
can be done to engage with individuals 
and to leverage relationships which 
exist through cultural figures and 
community organisations such as 
schools. It is hugely important to 
involve as many people as possible in 
the discussion, which will increasingly 
mean reliance on digital forms of 
engagement. Given the number of 
people affected by development 
proposals, local residents need 
far more open and transparent 
communication with Local Authorities. 
If there is no clear and consistent 

for both communities and applicants. 
Early and comprehensive public 
engagement is a well-established 
means by which to do this but 
experiences during the pandemic have 
shown that much more can be done. 
Whilst public engagement has been 
a focus for some time, there remains 
more that could be done at the plan-
making stage and also to engage a 
wider audience through the use of 
digitisation and technology.

dialogue there is a risk that a sense 
of misinformation and imposition will 
breed perceptions of powerlessness 
which ultimately risks undermining the 
democratic process.

There is compelling evidence of a 
high level of toxicity in many local 
discussions and this puts elected 
representatives in a difficult position. 
The Taskforce was presented with 
details of very threatening behaviour 
at Planning Committee meetings. 
This was directed from members 
of communities towards elected 
Members, Officers and Applicants. 
None of those involved in the decision-
making process are deserving 

Managing Change

Recommendation Five:

The Taskforce recommends further consideration is given to the 
scope to increase public engagement in the planning process 
at the plan-making and decision- taking stages, and to open 
and incorporate built environment debates into wider public 
discussions about the future of an area, not least through digital 
means.

Recommendation 
Six:

The Taskforce 
recommends 
further 
consideration 
is given to the 
scope to introduce 
national policy 
guidance on the 
key principles for 
handling small 
scale applications 
in suburban 
locations.
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of abuse for bringing forward or 
determining applications. Both of 
these are done in the public interest. 
A decision to submit or determine a 
planning application should not risk 
reprisal and yet there is currently a 
very real perception in some quarters 
that there is a risk of this happening.

Abusive behaviour cannot and must 
not be tolerated anywhere in our 
society. Online and ‘hybrid’ Committee 
meetings can help to increase and 

diversify engagement with the 
planning process, allowing those 
to join the discussion who would 
otherwise be unable to journey to a 
local town hall. They can also ensure 
that all voices are treated equally. 
Although concerns around equity of 
access to digital engagement must 
be noted, the evidence is that this 
approach is likely to exclude fewer 
people than it includes.

Managing Change

“I’ve had it in the past, where someone is really enthusiastic 
about a scheme, they think it’s really good for an area, but they’re 
frightened to go along and speak in favour of it in case they get... 
you don’t want to be on the street at 10 o’clock at night with six 
of your neighbours who think you’re a shit bag and you’ve got to 
get home, people don’t want to do it, but they will do it online and 
then you get a better debate, you get a more balanced debate.”

Taskforce Respondent
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This Taskforce has sought to review 
the nature of England’s suburbs. It 
has engaged with a broad and diverse 
range of people and organisations, 
representing professionals and the 
general public, in order to synthesise 
the significant, generational issues 
facing policy- makers, decision-takers 
and members of our communities. 
Its intention has been to highlight for 
discussion those matters which sit 
‘at the top of the agenda’ in the early 
2020s. The aspiration is that this 
will provide a platform from which to 
begin a meaningful public discussion 
and help support the introduction of 
policies which are popular, informed 
and evidence-based.

A few things were of particular note 
to the Taskforce. The first of these 
was the importance of recognising 
our suburbs as diverse places and 
adopting a more nuanced approach 
to the ways in which they are 
considered. The second was the level 
of attachment which people feel to 
suburban areas, not only as places 
to live and work but as important to 
their self- identity. This is something 
which doubtless goes some way to 
explain the strength of feeling which 
exists around the nature of change 
and the extent to which the process of 
change can be a cause of significant 
anxiety that requires particular 
acknowledgement. Overall, though, 

The Taskforce hopes that in 
highlighting the diversity of places 
which exist and the breadth of issues 
they face it can help to facilitate 
discussions around how such 
challenges are tackled in the most 
effective and empathetic way possible. 
No matter what the perceived quality 
of a given suburb is, they are places 
that people call home. They are part 
of our lives and our personal stories. 
Even when people leave their home to 
live or work elsewhere, the memories 
often continue to form a key part of 
their identity. It is a reason to celebrate 
what makes each place special.

it is clear that there is a great deal of 
potential within our suburbs and hope 
for them.

The Taskforce has sought to reflect 
the evidence presented to it at 
every stage but there are of course 
countless considerations and 
conversations which could flow from 
it, some flagged and others not. It 
focusses, for example, much more 
on matters of the built environment 
than sociology or wider public policy 
which are all deserving of being 
contextualised and have much to add. 
There is a clear opportunity for further 
consideration, in the work we hope 
to follow, of matters such as place-
making and suburban culture. It is 
also the case that the Taskforce has 
not sought to propose solutions to the 
various challenges identified. However, 
this is clearly deserving of attention. 
Digital tools, national design guidance 
and best practice guides are amongst 
a range of other steps which could be 
taken and this...

Now is the moment to reappraise what 
we find most important in our suburbs 
and to cherish them as they deserve. 
There is no reason that now cannot 
or should not be the moment we start 
giving them a place in policy which 
reflects that which they have in many 
of our lives.

Having been invited by HM 
Government to establish itself 
in March 2020, this cross- party 
Suburban Taskforce now commends 
its report and recommendations to 
the Government for consideration.

C O N C L U S I O N S

Conclusions

Recommendation Seven:

This Taskforce recommends that further research is undertaken 
to explore possible policy solutions to address the challenges 
identified.
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C A S E  S T U D Y  R E F E R E N C E
The Taskforce has had regard to a series of case study authorities. This section 
sets out further information on those areas, for those wishing to understand 
more about their make- up.

The English Context

Population Sizes

The population of England as a whole is expected to increase by 10.3% over 
a 25-year period up to 20431), and importantly 23% of the projected growth is 
within the four study areas While populations of most suburban districts are 
predicted to grow, it is expected that this growth will be lower than in their core 
metropolitan areas.

Greater London, the West Midlands and Greater Manchester all have populations 
which are predominantly suburban. London has by far the largest resident 
population and its suburban population is around the same size as the total 
population of the other two metropolitan areas combined. However, it is 
Manchester which has the largest suburbs as a proportion of its total area.

It’s also the case that, whilst the population of those within a local authority area 
is consistent nationwide, the geographic size of these areas is larger outside 
London. It is logical, therefore, that this will also be reflected physically, for 
example, in terms of density of development and access to public transport 
infrastructure.

The populations in all case study areas tend to be working age, between 16-64 
years old, and with anticipated population growth of between 5% and 15%.

However, this is not to dismiss the variation which exists across the wider urban 
areas. There is a lot of in-district differences in population across all three 
metropolitan areas. Looking at the extended areas: residents of working age 
make up between 82% and 56% of the populations of suburban wards in London; 
and between 86% and 53% in of suburban wards in West Midlands and Greater 
Manchester.

(1) As projected based on the 2018 figures,

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections 
/bulletins/nationalpopulationprojections/2018based

Case Study Reference

Illustrative districts

Waltham Forest

Sutton

Solihull

Rochdale

Size (ha.) 2018 
Population

4384.67 206349

3879.44 276983

17827.79 216374

15811.97 222412
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Built Area

Land Use

Greater London

Approximately 35-50% of land is developed in the suburbs of Greater London, 
the West Midlands and Greater Manchester. This reflects the widely held 
assumption that, in terms of density of development, it is undoubtedly lower in 
suburban areas. Conversely, undeveloped or ‘open’ land (with forest, woodlands, 
rough grasslands, and water) is also more prevalent in suburban areas. However, 
this masks the fact that significant variation exists both between areas and 
within them. Greater Manchester, for example, is much less developed and has 
much greater amounts of open and agricultural land than Greater London.

The Taskforce looked at total built area (BA) of land given over to BA office, 
retail/leisure or residential uses and, in view of the larger residential gardens in 
suburbs, also took into account the proportion of homes that are flats.

Residential land use accounts for between 8 & 12% of all land uses of districts 
for those in outer London. The proportion of residential land use is 10.1% for the 
whole of the Greater London. By contrast, wards in outer Greater Manchester 
have a far lower level of land under residential use.

While residential gardens are not a functional amenity, they can be an important 
part of the green landscape. They typically constitute somewhere between 20-
30% in outer districts of Greater London and the West Midlands. Overall, suburbs 
have higher levels of residential garden land use than their respective urban 
cores. While gardens are clearly critical to some districts, we note the limited 
controls around these.

Two illustrative districts were selected for this research from London. This was 
for two reasons. Firstly, the land use trends in Greater London and the West 
Midlands are more similar and urban than those in the Greater Manchester area 
(where some settlement sizes and level of agriculture are towards the rural end 
of the scale). Secondly, thanks to the London Data store, ward level data was 
readily available for the Greater London areas. The basic measures for these 
areas two outer Greater London Boroughs – Sutton & Waltham Forest - fall 
within the estimates set out in the previous sections (table).

Case Study Reference
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