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1.0  INTRODUCTION
Hulme has a disheartening past in terms of housing and development with a number of attempts to clear and re-develop it over the 20th century.  This development culminated in the building in the 1960s of the now infamous yet architectural-award winning Crescents, deck-access blocks of dwellings and 13 tower blocks.  By the 1980s and early 1990s major problems were becoming evident: “from heating inadequacies to pest infestation and from child safety to symptoms of depression, isolation and ill-health.” (Hulme Regeneration Limited 1994) Foreword).   The deck access dwellings “are inhuman in scale, forbidding in presence, unsafe and wholly unsuitable for families with children”  (Manchester City Council 1992 p.4 para. 4.2) and “crime rates are high” (Manchester City Council 1992 p.4 para. 5.1).  In the early 1990s Hulme continued to be an area of Greater Manchester which suffered from particularly high levels of deprivation, unemployment and poor housing.  The demolition of the deck access blocks (but not the tower blocks) was the start of a programme in 1992 to regenerate Hulme which continues up to the present time.  But what impact have these most recent transformation had on Hulme and its residents?  Has Hulme become a safer place? Is it sustainable? This case study examines the changes in crime rates and other sustainability objectives identified by the Hulme Guide to Development.  Case studies of residential area will be conducted within Manchester, London and Sheffield.  While case studies generally focus on city centre environments and Hulme is located approximately one mile from the centre of Manchester, this residential area is of particular interest.  Using a New Urbanist approach, attempts were made to integrate the area with the city centre and create a safer environment. In this sense, the Hulme redevelopment aimed to create the type of open and permeable residential environments required for sustainability, without incurring actual or perceived increases in crime. The Hulme redevelopment is also widely quoted as an example of good practice and potentially influences government policy.

2.0  METHODOLOGY

Data was collected from the following: 

· Strategy documents on facilities within Hulme 

· The websites and e-groups set up by local residents 

· Crime Statistics

· A site visit with Architectural Liaison Officers, planners and an architect was made in January 2004. 

· Nine interviews with residents, community centre employees, three local authority officers and a police officer.  

· Local information sources: the Manchester Evening News and Hulme Matters, a free newsletters produced by the local council.

The interviews were designed to identify issues which had been raised by residents and officers in relation to the regeneration of Hulme.  The site visit was undertaken with a range of professionals in order to look at a range of aspects of design in relation to housing, car parks and crime.  

2.1  Crime statistics

Crime statistics on Hulme were requested by West Yorkshire Police and have since been provided by Greater Manchester Police. These outline levels of burglary and vehicle crime per 1000 households in the Hulme Regeneration Area—as marked out on a schematic given to the analysts by Mike Hodge, Greater Manchester Police (GMP) Principal Architectural Liaison Officer.  The area is enclosed by the Mancunian Way to the north, Princess Road to the east, Moss Lane West to the south, and Chorlton Road to the west.  Crime figures have been taken for the past 2 years (split by year) by interrogating the i2 workstation.  The Home Office codes that have been used are 028 & 029 (for both burglary dwelling & aggravated burglary dwelling), 045 (theft from motor vehicle) and 048 (theft of motor vehicle).  The number of domestic addresses within the Hulme Regeneration Area has been calculated by using ‘Address Point Data’ provided by Ordnance Survey for use within the computer mapping tool, MapInfo.  A count of address points within the Hulme Regeneration Area as defined above has been undertaken, and then the commercial addresses within this total have been ‘weeded out’ by excluding any address that had been assigned an ‘organisation name’ in the Ordnance Survey data.

2.2  Data Analysis

It should be noted, however, that the calculation for the number of domestic addresses within the Hulme Regeneration Area has been based on data supplied by Ordnance Survey on a CD-ROM released in December 2003.  This data has been used for both years, and hence does not account for fluctuations in number of dwellings over this period.  In addition, it has not been possible to arrive at a figure for the number of vehicles registered to keepers resident within the Hulme Regeneration Area.  The DVLA have been approached with a view to GMP being supplied with information about the number of vehicles registered to all the postcode areas covered by the Hulme Regeneration Area.  However, in the view of the analyst this information would in any case be of limited value; vehicle crime does not affect only those vehicles owned by people who reside within the target area. The figures below are therefore raw figures only.

2.3  Additional Statistics

While the GMP figures provide overall figures for the Hulme regeneration area, more detailed statistics will be required by University College London (UCL) to identify design and spatial factors that correlate with crime.  The process of negotiating access to this data began in April 2004, once a UCL researcher for Work Package 3 had been identified.  The results obtained by the Salford team to date are described below.
3.0 BACKGROUND  

3.1 Aims of Hulme Regeneration

In the early 1990s an ambitious programme for the re-development of the area was envisioned, with plans to build up to 3,000 new homes, new shops, a road and offices (Rebuilding the City: a Guide to Development 1994).  Only 10 minutes from the centre of the city of Manchester, the aim was for “development that is both human in scale, and urban in nature.  The new Hulme will be physically and socially integrated with the rest of the city, encouraging the exchanges of movement and resources that stimulate economic activity.” (Hulme Regeneration Limited 1994).

3.2 Baseline Study of Hulme

More specifically, the strategic objectives as set out in the Baseline Study of Hulme (Manchester City Council 1993) were to:

1.  Strengthen the local economy

2.  Improve access for local people to employment

      3/4  Improve the condition of housing stock, and increase housing choice

5.  Improve the quality of the physical environment

6.  Sustain and develop the social fabric 

                                           (Manchester City Council 1993)
3.3 ‘A Guide To Development for Hulme’

Greater detail to the strategic objectives was given in ‘A Guide To Development for Hulme’ which set out the principles to drive the regeneration.  The Guide consists of a framework of 53 written and drawn recommendations, followed by a technical summary of 13 dimensions to be used (Symes 1998).   The importance of crime prevention was implicitly recognised in the Guide where: “Particular regard needs to be paid to designing secure and ‘self policing’ developments, where neighbourliness is encouraged and patterns of life are established which can make the area self-sustaining for generations to come.”  (Hulme Regeneration Limited 1994) Foreword). 

3.4  New Urbanism

The approach being adopted was in keeping with the aims of the New Urbanists and the work of The Urban Villages Group (Symes 1998) seeking “to create a new neighbourhood with the ‘feel’ of a more traditional urban community” (Hulme Regeneration Limited 1994, Section 3) in which main streets would have a mix of uses so as to be busy at “most times of day and night”, public spaces would be self-supervised areas of public contact and interaction while walking and cycling would be promoted rather than the car, with extensive traffic calming and reduced road widths to discourage speeding (Hulme Regeneration Limited 1994, Section 3).  In effect, there was an attempt to re-invent the terrace (Ramwell & Saltburn 1998 p.75).  The “natural supervision” of streets was to be fostered by avoiding having blank walls facing streets or excessive distances between footpaths and windows.   

3.5  Permeability

Seeking to overcome the isolation and artificial separation of communities, ‘permeability’ was a key concept in the Design Guide. The principal of permeability is : ‘if you can’t get to a place, you can’t use it’ (Ramwell & Saltburn 1998 p.76).  Thus, streets were to be designed to encourage through-movement.  The cul-de-sac was seen as anti-urban, reducing permeability and free movement.  The goal was that no part of Hulme should become a no-go zone.  Public transport was to be an integral part of the street layout and a lower level of car usage was to be encouraged.  In particular in-curtilege parking was to be avoided: parking was to be provided either on-street or behind buildings.  At the same time, private and communal areas in back streets and courtyards behind buildings were to be encouraged to create security.  It is perhaps worth noting at this point that the police architectural unit was vehemently opposed to this re-invention of the terrace with the disputed issue of back access (Ramwell & Saltburn 1998 p.76).

3.6  Sustainability

Aiming to create an efficient and sustainable place for people to live and work, a ‘green’ urban area was to be created in which trees were to preserved wherever possible and new trees “will become an important feature of Hulme’s roads, streets and civic spaces.” (Hulme Regeneration Limited 1994 Section 3).  The City Council was seeking a sustainable city, where change and renewal could be undertaken without total redevelopment and where new buildings should be designed for ease of maintenance as well as being energy efficient (Hulme Regeneration Limited 1994 Section J).  A sustainable city, according to Ramwell and Saltburn (1998) “is one whose diversity and mix allow it to thrive and develop, and which has the built-in flexibility to enable it to adapt to a changing world.  Able to support itself without subsidy, and having the economic ability to keep shops and services alive, a sustainable community should survive and prosper through succeeding generations.” (p.35).  Key to the development was the involvement of existing tenants in the design of the new Hulme.  Ramwell and Saltburn state that, in effect, the Hulme tenants wrote their own Guide for the development (1998 p.73).  Perhaps this is an overstatement as suggested by Harding (1993) as it has also been acknowledged that there was no mechanism through which an individual could necessarily be given a new property with the features he or she requires (Harding 1993 p.15, para 4.3.10). 

3.7  Design Codes and the City Council

Before considering the evaluations that have taken place, it needs to be noted that a number of the codes, e.g. A Guide to Rebuilding the City (Hulme Regeneration Limited 1994) were contrary to some of the Council standards, notably with regard to highway engineering, crime prevention, parking standards, density and distances between buildings.  Fortunately after much persuasion, the Council agreed to adopt the code in full (Ramwell and Saltburn 1998) and senior Council officers appeared to have embraced the precepts of the New Urbanism with enthusiasm (McLoughlin 1999).  Interestingly, all planning applications for Hulme are also passed on by the Council to Mills Beaumont Leavey Channon (the commissioned architects) for comment.” (Fauset 2000 p.306)

3.8  City Challenge

The aspirations of Manchester City Council to redevelop Hulme were initially to be realised through the City Challenge funding from 1992-1997.  Differences in emphasis between the Council’s strategic objectives (see above) and those of City Challenge can be seen in the aims summarised in the evaluation study conducted by The SURF Centre in 2002 (p.1).  Sustainability became implicit rather than explicit.  Thus, according to The SURF Centre Evaluation (2002) the aims of City Challenge 1992-1997 were:

· “A greater range of housing choices, for households in rented and private accommodation

· Housing which meets the needs of new and existing residents

· A high quality built environment, reflecting local wishes and the strategic location of Hulme in Manchester

· A better balanced community, containing significantly more families with children

· Local unemployment levels no greater than Manchester as a whole

· New industrial and commercial enterprises and workspaces for small firms, including more high technology firms

· Better physical and psychological links between Hulme and more buoyant surrounding areas

· A larger stable local population, committed to the area in the long term.” 

(SURF Centre 2002 p.1)

3.9  Differing Strategic Objectives

Subtle differences emerge when comparing the strategic objectives set out in the Baseline Study and in the aims of City Challenge, with the latter making more explicit the goals of the City Council.  Once the plans to regenerate Hulme were being taken forward, detailed guides to action were produced.  In particular, A Guide to Development in Hulme, also known as Manchester City Council’s ‘Urban Design Code for Hulme’ was published in 1994.  In turn, this Guide to Development, a wordy and aspirational document, came to be summarised by organisations such as the North British Housing Association (NBHA) Hulme Team setting out the particular design and architectural requirements which would inform the actual building of Hulme.  With each step, more detailed design features were listed while the informing and grander, visionary aspects of the re-generation were omitted.   The early emphasis on trees and greenery are now missing and the need to prevent crime is not mentioned.

3.10  Urban Design Code for Hulme

The key points of the “Urban Design Code for Hulme’ listed by North British Housing Association were as follows:

“1   different building types in close proximity

2   a variety of streets servicing equitably the needs of people, bikes and vehicles

3   streets to terminate at other streets

4   clearly defined public and private, spaces, squares and parks

5   well placed civic buildings becoming landmarks to express community identify

6   buildings at street corners should consolidate the corners

7   buildings to form a hard edge to the street and to front the street

8   street edge to be unbroken by car parking and on street parking to be encouraged”

(North British Housing Association Hulme Team 1994)
It was these ‘main points’ of the Guide which appeared to inform the work of the housing association itself when designing and building their housing.  It was a design style which has been described as ‘conservative’ by the Homes for Change mutual housing co-operative (Homes for Change Undated).  As these objectives, aims and guides were developed, sustainability or ‘developments of the social fabric’ disappear.  However, these concepts, which followed the theories of the New Urbanists, informed later decisions in deciding the layout of streets, housing, car parking, the mixed uses and the de-emphasising of the motor car.  

3.11  Approaches to permeability and security

It is unclear how the perspective of New Urbanism came to dominate the design brief in Manchester, and further research would be required to tracing the influences and considerations in the decision-making processes.  It is known that the leading architect, David Rudlin, strongly endorses New Urbanism.  It is worth noting that there were a number of dissonant voices regarding the design brief.  The police Architectural Liaison Unit were reported as being vehemently opposed to this ‘re-invention of the terrace’ with the disputed issue of back access (Ramwell & Saltburn 1998 p.76).  As noted above the design brief was contrary to the existing planning policies.  Also, Ramwell & Saltburn (1998) point out “there were clear and valid concerns from the associations about a ‘theory’ or even an obsession being given priority over the empirical experience of housing managers, the police, traffic engineers, the wishes of tenants and the constraints of the site.” (p.79).

3.12  Hulme Regeneration Limited

It does not appear that any person directly representing the police was a member of Hulme Regeneration Limited.  This was the name given to the steering group formed as a development company to oversee the regeneration process from the initial stage of applying for City Challenge funding to the realisation of the project.  Nevertheless, from the national evaluation of the City Challenge Initiative it appears that the police played a significant part in some of the 11 Pacemaker (of which Hulme was one) City Challenge strategies.   It is notable that in the evaluation of the Hulme City Challenge initiative by The SURF Centre that no police representative was interviewed despite crime being an important informing factor in Hulme Regeneration (see below).  Given that the police were soon to be strongly associated with a countervailing theory of urban design and the prevention of crime: Secured by Design, this is an interesting omission.  Perhaps it is a reflection of the relatively low level of specific attention given to crime issues throughout the regeneration process.  

3.13 Secured by Design 

New Urbanism is concerned with permeability and openness, encouraging a high throughput of people whose presence will, in turn, help to reduce levels of crime.  Secured by Design (SBD), on the other hand, is concerned to reduce opportunities for crime by designing out (at the planning stage) those aspects which can contribute to crime.  For example, SBD seeks to “combine effective target hardening measures into the original build” (Armitage 2000 p.4), to maximise natural surveillance yet not compromise the need for privacy.  Most importantly, SBD estates are designed to include a minimum number of access/egress points, to avoid unnecessary entry onto an estate by non-residents and potential offenders (Armitage 2000 p.4).  The importance of maintenance is emphasised by SBD because visible vandalism stimulates vandalism, while accumulating street rubbish leaders to more anti-social behaviour (ibid. p.5).  Just as sustainability and developing the social fabric were omitted from the specific guides to action in the regeneration of Hulme following the New Urbanist line, so too was mention of crime or fear of crime.  

3.14  A Solution?

These were problems which would be predicted to fall because Hulme would become a vibrant, densely populated (with 90 dwellings per hectare) area.  High levels of crime, drug abuse, drug dealing and burglary were problems with a long history in the Hulme area (see, for example, the Hulme Baseline Study; Jacobs 1998).  During workshops with residents held before the City Challenge bid was made, the issue of safety was raised and the need for it to be built in from the beginning of the design (L4a 1991, para. 3.8.3).  

Further mention about crime and tenants’ concerns about making Hulme ‘safe’ and ‘feel safe’ was made following a community planning weekend in November 1992.  Other topics for discussion at this workshop included ‘Community policing or policing the community?’ and ‘Can crime be designed out?’ (Hulme Public Information Gazette 1992).  No outcomes from these discussions were mentioned.  

3.15 Crime reduction

It is interesting that in the national evaluation of City Challenge initiatives crime reduction and fear of crime was not one of the most important benefits ranked by the key informants about the Hulme developments (Russell, Dawson et al 1996 p.30).  The authors do, however, note  “Crime reduction was an overarching aim of City Challenge which they sought to achieve both directly through community safety activities and indirectly through reducing unemployment and improving the quality of life in the area.” (ibid. p.31).  Crime reduction activities appear to have been, at least in Hulme, rather muted.  In the first year’s Progress Report on Hulme City Challenge (1993) a ‘crime and community survey’ on Alexandra Park Estate is mentioned as being undertaken in conjunction with the Police Authority.  Mention was also made of a self-defence course for women; school curriculum work; school-awareness raising activities about the dangers of demolition sites (1993).  In the Action Plan for 1993/4 ‘small-scale environmental improvements’ are reported, e.g. street lighting enhancements, as being part of the crime prevention initiatives.  By April 1995 a meeting with a police sergeant and 4 officers was held in which questions as to how police could improve the existing security situation, make the area safer, reduce levels of mugging, drug dealing and burglaries were discussed but no specific initiatives were mentioned as a result of this meeting (Manchester City Council 1995).   However, while mention is made of an anticipated output of ‘50 projects supported’ under Safer Cities, no details are provided (Manchester City Council 1992).  

3.16  Regeneration Projects and Initiatives

At the time of the evaluation studies carried out by The SURF Centre (1999, 2002) funding from sources other than City Challenge had also been obtained and a range of other initiatives undertaken (see box).  


Of these sources of funding, it was the European Union’s URBAN community initiative which focused most explicitly on crime reduction and crime prevention.  

3.17   EVALUATION OF HULME AGAINST THE CITY CHALLENGE OBJECTIVES:
Evaluations of the Hulme City Challenge work have been undertaken in 1999 and 2002 (SURF Centre 1999; SURF Centre 2002).  In the 2002 re-evaluation by The SURF Centre only limited reference was made to the impact of the developments in Hulme on levels of crime or fear of crime and none of the 25 interviewees was a member of the police force.  The SURF Centre do, however, note that “crime in Hulme has risen, both overall and in all but one of the major crime categories – theft of a vehicle – in recent years” (p.33).  Similarly, “residents experiences of crime – and equally important, their fear of crime – rank high on the list of issues that are most likely to cause them to consider whether they wish to remain in Hulme.” (ibid. p.34) and “result in the under-use of some of the assets the regeneration programme has helped develop”  (ibid. p.34).  The Hulme redevelopment is evaluated against the wider aims of the City Challenge initiative, and some of these factors potentially impact on the present and future levels of crime.

3.18  Greater range of housing choices

The aims for different co-existing types of tenure have been met with 42% public sector housing, 22% housing association and 36% private (SURF Centre 2002 p.12).  There is currently a growth in the private rented sector in part reflecting property speculation to meet growing demand for short-term lets for those wishing to access the city centre on a temporary basis (ibid p.16).  Short-term lets, as is discussed below, have potential impacts on the level of crime and vulnerability to crime.  Similarly,  “higher concentrations of the more random crimes in those areas most used most by homeowners and students” have been illustrated from police beat data (ibid. p.34).

3.19  Housing which meets the needs of new and existing residents  

As the SURF Centre (2002) report “the number of Hulme tenants seeking to move has dropped by 63% compared to a reduction of only 8% in the city as a whole.” (p.15).  Although there have been problems regarding the quality of the build of the private homes and concerns with the maintenance (ibid. p.17), “rapidly rising house values have effectively priced long-term Hulme residents out of the local market” (Perry and Harding 2003).   It appears from information on recent purchasers that manual workers account for only 7% of buyers, less than 10% are teachers and nurses while 44% have professional or managerial occupations (Breheny 1999).  Overall, Hulme remains a relatively deprived area of Manchester but with a growing proportion of more affluent households, social divisions have become more magnified over the last few years (SURF Centre 2002 p.18).  

3.20  A high quality built environment, reflecting local wishes and the strategic location of Hulme in Manchester 

The quality of private housing and its maintenance has been problematical, while the quality of public sector and housing association dwellings appears to have been much higher.  The SURF Centre evaluation referred to the housing association homes as “the crowning achievement in the physical development of Hulme” (SURF Centre 2002 p.16-17).   As has been pointed out to us during field trips to Hulme, the quality of private sector housing build comes under the scrutiny solely of the building inspector whilst the public sector/housing association dwellings come under the scrutiny of both the clerk of works and the building inspector to ensure that standards are being met.  Issues relating to the management of empty houses in Hulme and the poor performance regarding street cleaning  (the lack of which acts as a spur to vandals) have recently been raised (Hulme-residents-Manchester 2003; Manchester City Council 2003).

3.21 Local unemployment levels no greater than Manchester as a whole

While the level of unemployment in Hulme has dropped from the original 31.2% (Manchester City Council 1993 p.29), there has been a corresponding fall in unemployment rates throughout the UK.  Now, despite the hoped for boost from the ‘glorious afterglow’ from hosting the Commonwealth Games, unemployment remains high with 16.5% out of work in Hulme compared with 7.9% in Manchester, and which is between 5 or 6 times higher than the national average (Ottewell 2003).  The continuing high levels of unemployment do not bode well for Hulme. The previous ‘ghettoisation’ of Hulme before re-development arose from the “steady concentration of large numbers of low-income tenants because of the inevitable rise of unemployment amongst local people.” (Manchester Housing Workshop 1980 p.28) Close links between unemployment and crime have been noted (SURF Centre 2002 p.55).  An over-emphasis on design and housing in isolation from the economic has been identified “A massive debate on houses and households has taken place as if jobs do not matter.  But, of course, they do.” (Breheny 1999 p.8). 

3.22  New industrial and commercial enterprises and workspaces for small firms, including more high technology firms

There has been a significant growth in the range and volume of businesses operating out of Hulme (SURF Centre 2002)p.21).  However, although new industrial and commercial firms have been recruiting locally the high levels of unemployment remain.  The increasing feminisation and professionalisation of the workforce appears to be “leaving the male, blue-collar workers in the cities struggling.” (Breheny 1999 p.8).  Hulme Matters (March 2002) reported the impending arrival of a call centre at Bannertown which was likely to employ 300 locals but again it is unlikely that the local unemployed or blue-collar workers are going to find employment there.  It has been recognised that there are problems in raising the skill levels in deprived neighbourhoods (Policy Action Team 2000).  An innovative community resource to provide one-to-one realistic skills assessments and tailored to provide advice, guidance and support, with basic skills training targeted at the unemployed in Moss Side and Hulme is currently being funded (European Social Fund 2002).  Nevertheless, as The SURF Centre report “In terms of employment, education and child poverty, however, it [Hulme] remains in the worst ten wards in Manchester and well within the worst 2% of wards in the country.” (p.29).  

Birley Fields Business Park is still largely empty one year after construction but has been attracting some interest from national and multinational companies (Lashley 2004).  An extension to Manchester Science Park has been mooted with the possibility of 470 jobs (Moss Side & Hulme Regeneration Forum 2003) but again these are unlikely to draw on the locally unemployed of whom The SURF Centre found “there is clearly a core of local unemployed people who continue to find access to the labour market difficult.” (2002 p.26).  Thus, for example, one of the area’s largest employers, Scottish & Newcastle Brewery has estimated that only around 5% of its workforce lives locally (ibid. p.27).  The local market, taken over by Hulme & Moss Side Cooperative in 2002/3 continues to struggle with only 25 out of the 70 stalls occupied (Manchester Evening News 2003a).  The impact of the nearby large supermarket and other supermarkets around the city on local shops does not appear to have been fully anticipated.  The supermarket has been found to be a “dampening rather than catalytic effect on existing and potential retail activity” (SURF Centre 2002).  Hulme is not alone in finding it difficult to generate new businesses and employment opportunities.  According to Breheny (1999) “The new geography of jobs is profoundly decentralised.  It is counter-urban, with declines in virtually all sectors in the large cities, and strong growth in small towns and rural areas.” (p.8). 

3.23  Better physical and psychological links between Hulme and more buoyant surrounding areas

Important landscape markers such as the Hulme Arch Bridge have been erected, intended to be inspirational (Papillon Graphics 2003)  but the Hulme Residents web-site shows a photograph of the bridge with the caption “Lit again but still hardly a show piece” (Hulme-residents-Manchester, November 2003).  Poor east and west bus links have been reported (Manchester City Council 2002).  Residents have asked that public transport systems be improved, for example, through fast links to different areas of the city and for the Metro-link to be extended into Hulme (SURF Centre 2002 p.37).  Rummery (2003) has pointed out that Princess Parkway and the Mancunian Way, both major dual-carriageways, in the past effectively closed off Hulme from Manchester City Centre.  There continue to be problems with these roads.  For example, residents have expressed wishes for the physical barrier to be overcome and new crossways at the Mancunian Way roundabout to be built (SURF Centre 2002 p.37).  

Additional problems with bridge crossing points and subways have been identified by The SURF Centre as many schoolchildren felt unsafe outside their immediate homes, both in ‘transitional’ areas such as subways and bridge crossing points that they need to use to get around Hulme and in areas that are ostensibly more ‘social’ in character—for example, the park—but which they associate with drug and alcohol abusers.”  (ibid. p.34).  A sense of isolation from the rest of the city, partly physical but also emotional, due to issues like crime and safety and pedestrian/cycling connections has been expressed by at least one resident (ibid. p.36).

3.24  A larger stable local population, committed to the area in the long term

The SURF Centre (2002) reports that Hulme’s population has grown by 3.3% since 1992, compared to a 0.2% increase in the city (p.1).  The number of tenants in Hulme seeking to move has dropped by 63% compared with a reduction of only 8% in Manchester as a whole and the tenant turnover rate has gone down by 8%, double that of Manchester with 4%, suggesting Hulme tenants are more committed to their area than their city counterparts (ibid. p.13/14).  However, the growing number of short-term tenants who may be less committed to Hulme than other residents may affect the degree of perceived local ownership and the extent to which they act as ‘keepers’ of the local area with a potential knock-on impact on the level of crime (ibid. p.20).  Yet Hulme residents have become a ‘Free wired-up community’ with a much-used E-group facility (http://groups.yahoo.com/group/Hulme-residents-Manchester 2003).  There are also a number of active residents groups and tenants associations within the area (Surf Centre 2002).  Crime headlines of the ‘ten held in drug swoop’ type (Manchester Evening News 2003b) and the association with addresses in Hulme inevitably raise the profile of the area in a less than desirable way.   It is apparent from the Hulme Residents E-group discussions that residents are aware of the importance of not ‘talking Hulme down’.  There is a considerable amount of local pride expressed in the E-group messages and a strong belief in the unrealised potential of Hulme (SURF Centre 2002 p.43).  However, the impact of the mass media cannot be underestimated and even the positive headlines emphasis the crime problem: ‘Mums' gun campaign gets royal approval’ (Manchester Evening News 2004).  

3.25  A better balanced community, containing significantly more families with children

A Guide for Development, having emerged from consultations with the original households, largely adult-dominated, resulted in flat-dominated housing developments that are not especially suitable for or popular with families (Perry and Harding 2003).  As noted above, there has been an accompanying growth in the private rented sector and the number of students living in Hulme has also grown (SURF Centre 2002 p.16).   Concern has been expressed about the quality of secondary schools in the area as a core issue when Hulme parents consider whether they wish to remain in the area and likely also to be important for those families considering moving in to the area (ibid. p.32).  The number of school places is another factor which will affect whether families are attracted into the area.  The Moss Side & Hulme Regeneration Forum have already reported that children are having to attend schools outside the area due to the lack of places in primary and secondary schools (Moss Side & Hulme Regeneration Forum 2003).  The number of flats in the area may act as a deterrent to the movement of large numbers of families.  The SURF Centre suggests that without a more explicit focus on schools, physical development and more suitable housing then Hulme is likely to become more cosmopolitan rather than family-friendly (2002 p.52).  It is worth pointing out that newcomers have been identified as promising targets of crime (ibid. p.33) and the extent to which Hulme does attract incomers may simultaneously contribute to higher levels of crime.

3.26  Crime

While a detailed evaluation of Hulme was conducted in 2002, the redevelopment is evaluated against objectives set by the City Challenge initiative. Since only limited mention is made of crime and fear of crime, the evaluations conducted by the SURF Centre provide only limited data on crime and design and their relationship to sustainability.  Further research is therefore required to identify the design features that: (i) prevent or promote crime and fear of crime; and (ii) undermine or support permeability, integration and vitality. In discussion with experts, areas of conflict and complementarity need to be highlighted and examples of innovation and good practice proposed.

4.0 FINDINGS

4.1  Crime, permeability, sustainability and design

This section identifies the main crime related problems and discusses the design features associated with these problems. These are broken down into: the design layout of the scheme and the actual design of buildings and dwellings; the materials, specification and assembly; masterplanning/strategic overview aspects which relate to the design of the area as a whole.

4.2 The main crime related issues

The findings identify three main problems linked to crime and fear of crime:

4.3  Poor maintenance of the area

The topics raised in the e-groups demonstrate some of the problems being faced by residents.   Problems with the quality of maintenance of the privately-built dwellings have been a running sore with residents for many years.  There is an acknowledged link between visible damage and levels of crime and failures, for example, to mend gates giving access to the car park and the rear of surrounding houses must act to increase opportunities for crime.   The need for high standards of maintenance was recognised early on in the regeneration of Hulme, yet continues to cause problems.  More recently, ‘clean teams’ were introduced to help with normal street cleansing schedules and deal with problem spots as well as working closely with schools (Moss Side & Hulme Regeneration Forum 2003).  The high density of housing in Hulme may be a factor in the equation.  Munday points out that high density housing needs intensive management and works for the well off, as in the case of the Barbican, but for poorer people it often fails, as in the case of the Hulme Crescents (Munday 2002).  Police have been responding quickly to calls about abandoned vehicles and a person appointed to look at community safety issues.  Yet the incidence of crime has not appeared, to residents at least, to have come down: “I take it that the drop in crime figures are probably for those more leafy well off suburbs?  I don’t see any drop where I live, a car broken into over the weekend, three cars broken into and damaged in the new developments, a man mugged at the railings by the Mancunian Way – all in two days…” (Hulme-residents-Manchester e-group January 2004).   Crime has now become a political football in the Hulme area with Liberal councillors and Labour both launching a residents survey (Hulme Branch Labour Party 2004; Morley & Turvey 2004), the latter asking for residents’ views on crime and the former asking residents to identified important issues.

4.4  Levels of crime in Hulme

In 2002, there were 215 recorded burglaries in domestic dwellings and in 2003 there were 208 burglaries (see table 1). The italicised figures in parentheses represent recorded burglary rates per 1000 dwellings. This is based on a calculation that takes the number of domestic addresses within the Hulme Regeneration Area as 3061.

	HULME REGENERATION AREA
	April 2003 – March 2004
	April 2002 - March 2003

	Burglary Dwelling / Aggravated Burglary Dwelling
	208 (67.95)
	215 (70.24)

	Theft of Motor Vehicle
	60
	45

	Theft from Motor Vehicle
	228
	153


Table 1: Burglaries and vehicle crime in Hulme Regeneration area

4.5  Levels of crime nationally 

How do these burglary rates compare with the national average? The national reported rate of burglary is 20 per thousand households. It would therefore appear from the above information, that burglary rates within the Hulme Regeneration Area are significantly more than three times the national average. They are also higher than for the Greater Manchester area in general (see table 2).

	NATIONAL AVERAGES

Burglary Dwelling
	             2002/3
	               2003/4

	National Rate
	                 20
	                 19.7

	GMP
	                 39.5
	

	Hulme Regeneration
	                 70
	                  68


Table 2: National burglary averages per thousand households

4.6  ‘Target hardening’

The need to ‘target harden’ has also become evident in the regenerated Hulme when residents give advice to one another on how to avoid being burgled   (Hulme-residents-Manchester e-group January 2004).  Recognition of the need for target hardening was recognised six years ago when the Moss Side and Hulme Partnership recognised the need to: “encourage sensible, sensitive, physical security improvements” (Moss Side and Hulme Partnership and Manchester City Council 1998).  Explicit criticisms of the design of the dwellings are now being made: 


“we’ve had more problems with burglaries on the first and second floors than the ground floor … thanks in part to [sic] the clever design of balconies by Bellway which allow thieves to climb up easily, and drop stuff down to accomplices waiting below.  Couple that to the fact that patio doors leading onto the balconies have several design flaws which make them relatively easy to open from the outside…” (www//groups.yahoo.com/group/Hulme-residents-

Manchester/ - January 2004).   

Difficulties presented by the ease of access to the rear of terraced dwellings  were “addressed by the use of gated ginnels between the houses” (Ramwell & Saltburn 1998 p.76).   Thus it appears that SBD principles have had to be adopted in order to overcome some of the difficulties arising from the New Urbanist approach.

4.7  High levels of car crime?

What are the national and Greater Manchester levels of recorded car crime?

One of the original intentions in the New Urbanist approach was not to encourage the use of cars and with this in mind it was decided that cars should either be parked in the street or in courtyards behind dwellings.  According to La4, reporting on two workshops with residents in 1991, there was not too much dismay expressed by residents that there were to be no garage spaces provided.  The residents were satisfied simply with a space to put their car in front of their house and at the time, garages caused annoyance because they were often empty and were a target for vandalism (L4a 1991) 3.5.2).  A national increase in car ownership in the last decade has perhaps clouded the picture because now there are complaints about the area being used by commuters to park free of charge near to their work in the centre of Manchester (Manchester City Council 2002); Hulme-residents-Manchester e-group January 04).  

The problems with cars now appear to combine with poor standards of maintenance as well as design.  For example, residents are now finding the number of car break-ins difficult (as reported above) compounded with problems of broken car park gates:

“This moring [sic] we were greeted with a 2 hour wait to get our cars out of the car park.  The gates have broken yet again. It’s getting ridiculous and we seem to have little recourse against Riverside for the appalling service they are providing and the constant disruption of having your car locked in a car park 1-2 times every week.” (Hulme-residents-Manchester e-group February 2004)

4.8  Fear of crime

According to some of the respondents, these fears of crime are justified.  High levels of crime have also been reported by respondents, the police and the local newspapers. 

“…January to October last year [2003] there were 26 balcony patios burglaries, 28 rear patio burglaries…” (Resp.3)

“…this is an inner square of 50 flats and 50 houses roughly in the square, I would say there had been at least 20 break-ins to flats and houses maybe 2 or 3 and that’s usually windows downstairs being smashed or the patio doors for one guy.” (Resp.1)

“I take it that the drop in crime figures are probably for those more leafy well off suburbs?  I don’t see any drop where I live, a car broken into over the weekend, three cars broken into and damaged in the new developments, a man mugged at the railings by the Mancunian Way – all in two days – and those are all I know about, bet there’s more – there’s some famous phrase about statistics and lies…” (Hulme-residents-Manchester e-group January 2004)

‘Several car windows smashed.  Garden sheds damaged and robbed.  “they clearly arrived equipped with screwdrivers ready to unhinge shed doors and smash car windows”.’(Hulme-residents-Manchester e-group/Hulme Crime File, May 2003)

“Intimidation/theft/damage – car damaged, lights stolen, robbed; 3 to 5 young 20-30 ages of mixed race” (Hulme-residents-Manchester e-group/Hulme Crime File, Numerous dates around May 2003

“…a car has been stolen from St. Andrews Court.  It was parked on a driveway behind padlocked gates. Rather than break the padlock, the thieves demolished one of the pillars the gates were attached to and drove the car away.” (Hulme-residents-Manchester e-group, February 2004)

‘At 11.30am 8 cars in the park car had been broken into.  It was not known how many others had been broken into and driven out of the car park by their owners earlier that day.’ (Site visit to Hulme by the research team, December 2003)

“ Most of the offences in the last 2 years have been break-ins to cars; we have had at least 30 of those, one night alone in 2002 there were 8, and that record was broken in 2003 when we had 13 car windows smashed and locks damaged in one 30 minute period (!)  Happily installation of the pedestrian gate on the car park… has brought with it a large reduction in car crime.” (e-mail from Hulme resident to Police Architectural Liaison Officer January 2004)

4.9  Crime in Greater Manchester

The level of crime in Hulme needs to be seen against the backcloth of Manchester as a whole.  Thus the Daily Telegraph reported: “Overall, in 2002/2003, there were 152.7 recorded crimes for every 1,000 people in Greater Manchester, against a national average of 113.2”; “if you lived, worked or visited Greater Manchester, you were more likely to have a crime committed against you than almost anywhere else in the country.” 

and, “Burglary remained ‘significantly high’ at 40.8 per 1,000 households – more than double the national average.” (Steele 2003, 31st October).  

4.10  Reductions in crime

Initial evaluations of Hulme in the late 1990s found that crime had gone down in Hulme, with the police reporting a 40% reduction across the board in key crimes and 43% reduction for robberies (Ramwell & Saltburn 1998 p.101).  These figures compared favourably with those prior to the re-development .   Ramwell and Saltburn reported that "She [Superintendent Lilian King of Greater Manchester Police] is firmly of the view that the attempts to minimise crime through design have been a success even in the short term." (2002 p.101).  There is a noticeable difference between the late 1990s and 2004.  It may be that the growing numbers of private housing residents have attracted higher levels of criminal activity.  Similarly, the greater presence of students in Hulme (due in large part to the government’s aspirations for 50% of young people to go to university) and with their recognised attractiveness as targets of crime could be another explanation of these rises in recorded crime.   Members of the gay community are also seen as an ‘easy target’ and are likely to encounter ‘hate’ crime which will tend to go unreported and unrecorded (Resp.3).   The types of residents who have not moved into Hulme are an important factor in the level and type of crime being experienced.  Young families with a person(s) and children at home throughout the day can act as a crime deterrent.  Older residents who are at home all day may also have a similarly deterring effect.  Not only are they likely to be overseeing their immediate area they are also more likely to be using local amenities, to be using public transport and walking in their surrounding area.   Having residents who are present during the day, who might be less visibly affluent than the young singles, may have resulted in lower levels of crime.  As the SURF report states “The biggest percentage increases in crimes in Hulme were for thefts from vehicles and robbery.” and data from police beats “illustrate higher concentrations of the more random crimes in those areas used most by homeowners and students.” (SURF Centre 2002 p.33).  Part of the explanation for rising levels of crime may also be due to issues related to the social divisions within Hulme.

4.11 Lack of pedestrian movement

Pursuing the goal of permeability, the streets were designed not to be dead-ends but to lead to other streets in an attempt to maximise the numbers of pedestrians.  However, from site visits, it has been apparent that these straight streets, often designed on a grid pattern, need to have extensive traffic calming measures.  In addition, as one respondent put it:  “you just get the feeling of straight runs, straight-throughs…” (Resp.3).  The relative absence of pedestrians in parts of Hulme, observed during the fieldwork, suggests a failure of design to attract people out into the streets.

“I walk but I know a lot of people don’t.  I suppose I’m lucky because I’m quite tall and I’m quite wide and I’ve got a jacket which makes me look quite big and I can put on a mean face if I had to.  I’ve never really had to – apart from one time that I got mugged in the park about midday.” (Resp.1)

4.12  Limited amount of integration

The housing make-up of Hulme has changed over the period of the regeneration with an impact on the level of integration within the area.  As Ramwell and Saltburn note there has been a net loss of 2,000 units of social housing, with 3,000 being demolished and only 1,000 built (1998 p.48).  The authors go on to note that: "Despite local fears of a white, middle-class takeover, almost a fifth are black or Asian." (ibid. p.48).  Talking to residents reveals, however, that in the private sector housing areas there are relatively few members of minority ethnic groups.  Similarly, as discussed below, there is a relative absence of older people (see page 34).

4.13 Design Layout 

Issues raised about the actual Design of buildings/dwellings include:

4.14  Balconies - easy to climb struts
In some of the private housing development, the balconies have been designed with struts which come straight down to the ground and which are relatively easy to climb, giving access to the balcony doors on the first and second floors.  Thus, for example, during the period January to October 2003, 26 burglaries gaining access through balcony patio doors took place:

“It’s not difficult, with two of you, you just need a lift up and you’re straight up.” (Resp.3)

These balconies have been described as: “low-level balconies that my daughters aged 8 and 9 could get into.” (Resp.5) while one resident gave the example of a balcony burglary: 

“I know a guy who moved in there and within 3 days, he was on a second floor apartment, somebody climbed up the balcony, there’s a balcony on each apartment, and get onto his balcony, he was a DJ and they stole all of his equipment including his car keys and drove off in his car with his stuff.” (Resp.2)

That there is a basic design flaw was recognised by another resident:

“…it takes the kids seconds to climb up to one of these balconies and the flats have struts all the way the way up to the top so that they just can just climb all the way up.  No problems, if there weren’t legs, they couldn’t have done it.  So there’s an obvious error that the builders for some reason decided to include whereas in other places you haven’t got up them.” (Resp.1)

There is a need for “some anti-climb device that looks attractive – it needs to be before people put something hideous up like razorwire.” (Resp.3).  Attempts are currently being made by the Council to design additions to the balcony struts so that they are less climable (Resp.7).  In the meantime, the design of these balconies has meant that there have been “more problems with burglaries on the first and second floors than the ground floor”  with “shoddy patio door doors” making burglaries easier (residents e-group January 2004).  The impetus to providing balconies came from the original flats in Hulme which had large south-facing windows and balconies  (Ramwell and Saltburn 1998 p.55).  However, the necessary security enhancements of the balconies were not provided by the developers.  

4.15  Patio doors - as main exit

The type of glass and the quality of the locks on the patio doors in the private dwellings have also been criticised (see below), factors which contribute to the risk of crime when the patio door is the main entry/exit route.  Described by a police officer as “a weakness, especially if you’re using that route to reach your car”, the basic design of these dwellings appears to be flawed.

4.16  Alleys between houses

In some of the private dwellings designed to look like terraced housing, ginnels or alleyways were built every three houses to give access to the rear of the properties.  Intended to give easier access for lawnmowers, bikes and refuse collection, the gates in these ginnels appear to have invited unwelcome visitors:  “somebody can just vault over them because they are not high enough”  – if they were a foot higher …”  (Resp.1) “because people used to climb between the houses, put one hand high on the gate, one hand low and swing their body over it, vault over it and then they’re into the back garden…” (Resp.2).  The attempt to replicate valued aspects of earlier housing in Hulme appears to have overlooked the fact that there is back access to all these dwellings through the courtyard car parks.  The continuing attempts to involve residents in the re-development may have also been a factor in the design of these ginnels.   For example, Ramwell & Saltburn (1998) note that one resident wanted “Her open-plan layout downstairs [which] was the direct result of asking the architects to create a sense of space in a limited floor area, and the removal of one proposed unit has given her and her neighbours additional space between the properties." (p.55).  It is worth noting that the police architectural unit was “vehemently opposed” to a number of design features, one of which was the alleyways in between groups of dwellings (ibid. p.76).  A programme of ‘alley-gating’ is currently being undertaken by Manchester City Council:  

“The design of alleys has been a concern – they are easy to get in and out of but they are hard for the police to catch them, so one of the things we are looking at is alley-gating.  Some people don’t like the gates – the residents become responsible for maintaining the gates once they are installed.   That means they could do whatever they liked with that area, stick a mattress there or whatever.   Initially we put in fairly high gates but some residents are hesitant about alley-gates and a compromise was reached of a mid-way barrier which limits the access but does not control or restrict it.  You could jump over it but it does act as a deterrent.  If you were running away from somebody then you are less likely to choose an alley with a gate in it, no matter the height, than one with no gate, so we have found that it has had quite a dramatic impact.  The gates are not easy to jump, but they are just a bit of a hassle.  So why go down that one when you can go down one without a gate.  I can show you statistics which says crime does move to where there are no alley-gates.” (Resp.5)

It should be noted that there are constraints on Councils seeking to alley-gate:

 “With alley-gating you have to have one hundred per cent of the residents on board and if there is one person out of the 40 who doesn’t want alley-gates, then you can’t do it.  This is the law.” (Resp.5)

4.17  Courtyards - unable to overlook where car parked

A key feature in the design of the new Hulme was disguising of the presence of cars.  This meant that courtyards where cars were to be parked, were placed behind the dwellings.  The detailed design of some courtyards, the surrounding fencing and the dwellings themselves have resulted in high levels of car crime.  

“…it’s not very well over-looked over, it’s not very well lit, you can’t really see your car from your house because there’s a fence and the car space can be a long way away as well – and of course you can go from one to the next trying all the doors really easily, it’s just perfect for car crime.” (Resp.1)

“Where you’ve got a circular courtyard, and you’ve got a vehicle gate going in, what you find is that because the fencing is solid, you can’t see through the car park.  The backs of the houses are concealed but so is the car park so if somebody gets into that area they are secluded and what you’ve got is pretty lighting rather than lighting which really illuminates an area…” (Resp.3)

Car crime is also a problem with on-street parking in areas of social housing making it difficult to determine how much the design of courtyards per se has been a contributory factor.

“I had a little Metro and they broke in it [sic] three times […] The last time they went in I had put a steering lock on, all the wires was taken out and I couldn’t even get the key in.  I had to get my neighbour to come and break the steering lock with a screwdriver and drive it off.” (Resp.6)

4.18  Courtyard car park gates - able to crawl beneath

The gates of the courtyards have proved problematical, both in quality (see below) and design.  Not all courtyards had gates initially or there were unlocked pedestrian gates so that entry into the courtyard was easy: 

“[it] seems to me to be absolutely batty when they designed it, it wasn’t locked, the gate stopped them from nicking cars but there was no gate stopping you coming in…” (Resp.1)

Then, when courtyard gates were installed, it was sometimes possible to squeeze under them.  

 “We had a speed hump put there so they can’t do that now.  They can climb over the pedestrian gate, it’s not that high – we don’t want it to be Fort Knox because we… we don’t want to feel that we are trapped, so if you wanted to, it’s not hard to get in.” (Resp.1)

The hydraulic arms of the gates are worked electronically.  One resident described as he watched a child pull one of the gates open:

“It was about 7 years old, this child, and he stood with one hand on one gate and another hand on the other gate and pulled them apart and squeezed through the gap.  And I just looked and though ‘he looks like superman doing that’ it looked like something on TV.  But the strength of the kid is enough to close the gate and enough to open the gate. …  If a 7 year old child can do it a grown man can do it.” (Resp.2)

Concerns amongst residents about the vulnerability of the courtyards regarding car crime is also a reflection of the way in which they are currently being managed.  

“…while tenants were clear about the management implications of decisions such as lockable gates to courtyards, and their responsibilities for ensuring that they were kept locked, it sometimes appeared that housing managers across all the schemes took little interest in the management implications of such design decisions." (Ramwell and Saltburn 1998 p.68)

4.19  Courtyard Garden gates provide access

Within the courtyard fences are gates, giving access from the car parking area to each of the gardens and ground floor access to the dwellings.   There are problems with the design, the quality and the maintenance of these gates, each affecting the others.

“…you just walk through one of the gates that doesn’t close.  … there’s probably only two or three gates out of the 11 here that closes … I had my next door neighbour’s repaired but theirs has broken again. […] Because it’s such porous wood it swells and shrinks so in summer it swings freely and then in the winter it doesn’t close to. […] it’s the cheapest fencing you could get.” (Resp.2)

Originally the fences between the courtyards and the gardens were low to enable surveillance of the car park by residents.  Residents, however, felt that full height fences would help reduce car crime in the courtyards.  

“The fences were incredibly low, like half our front garden fence [this appeared to be approximately 1 metre] and you could climb over them no problem at all, and the whole perimeter was like that and we said to Bellway, that’s not on, it’s supposed to be a secure car park and we want proper fences and they resisted but we made a real fuss and they came and changed them all and they’ve doubled their height basically and moved them so you can’t climb over them easily and that’s made things a lot better.” (Resp.1)

Doubling the height of the gates and the fencing does mean that residents are unlikely to see or talk to their neighbours because “You’re going out into a boarded garden then.” (Resp.2).  At the same time, raising the height of fences does not necessarily increase the security within the courtyards:

“…nobody can see through the fencing because it’s not permeable, you know, it’s solid timber fencing that you can’t see through which is great for privacy but it’s not where you want to park your car.  You’re not actually really overlooking anybody.” (Resp.3)

Similarly,  any gate which is left open or is broken increases the vulnerability of the dwellings to crime.   A visit to one courtyard by the research team and crime prevention experts showed:

‘At least one of these gateways was open.  Once access had been gained behind this barrier then all the gardens and therefore properties behind it were vulnerable.  As [police architectural liaison officer] commented:  “any breach of common entrance gives access to any one of the dwellings”.  One gateway which we approached had nails banged into the top indicating that there had been some problem with person/s coming over the gateway.’  (Notes from site visit by research team) [See photograph of fencing with nails] and of gate being left open No.67]

In turn, the vulnerability of the dwellings is increased when access between gardens is relatively easy. 

“…it’s fencing between the houses which is the problem.  It’s just two bar fencing so it’s is about a metre above the floor, so the first bar is the step and you can climb over the second bar which is waist height anyway so they’ve got a built-in step to get over the fences or you can get between the two bars so that people can walk between the whole row of houses here within 2 or 3 minutes.” (Resp.2)

Thus, one gate left open by mistake or not repaired speedily increases the vulnerability of all the dwellings as does the ease with which fencing can be climbed.  A site visit by the research team and crime prevention experts showed: 

‘Occasional posts were missing from the fence or loose and if the post was moved slightly to one side then there was a toehold to be gained from the horizontal post on the inside of the fence.  Again, one post moved or missing meant access to the back of all these dwellings was made much easier.’ (Site visit by research team)

In our site visits wheelie bins in the courtyards were much in evidence.  Easily moveable, wheelie bins are potential aids to crime in three ways: they can provide an intermediate step in climbing over high fences; they can be used as a repository for stolen goods and as a method of transport of goods away from the scene of a crime.  Traditional refuse bins could perform at least two of these functions.

4.20  Numbered spaces in car park
Another aspect in the design of the courtyards is that it is easy to see if someone is not at home.


“you’ve got areas where people are clearly out all day.  You know, it’s obvious 

looking at the car park that there’s nobody there.” (Resp.3)

“…Bellway also left a handy reminder in the car parks, with each space numbered with your house number…. If the car park space is empty, then you might not be in!  Not that someone being in the flat/house normally stops them.”

(Hulme-residents-Manchester e-mail group, January 2004)

Numbered car park spaces provide potential information as to the potential income of residents, with expensive cars advertising the affluence of the individual resident.  However, in the absence of individualised spaces, residents may end up parking their car at some distance and out of line of sight from their dwelling.

Overall, the design of courtyards and the fencing between dwellings and between dwellings and the courtyard pose a number of design difficulties.  An attempt to foster contact between neighbours, through having low fencing, helps increase the level of surveillance of the car park yet detracts from the privacy of residents and enables would-be burglars to see which dwelling might be empty.  High fences and gates can result in boarded gardens which prevent contact between neighbours and substantially limit surveillance of the courtyard and neighbours’ properties.  

4.21  Houses face outwards away from courtyard neighbours

Another feature which has been commented on in Hulme and which appears to run counter to the tenets New Urbanism is the outlook and placing of dwellings.  

“…you know in terms of neighbours getting to know one another, I’m not convinced that that layout works.  I mean the courtyards are actually going the opposite way round so that the houses all face the outside – you wouldn’t know somebody on the other side.  It’s like a horse-shoe and all the front doors are the opposite way round and you can’t see into the garden, well anybody could live out the other way…” (Resp.3)

4.22  Front gardens - absence of fencing/too narrow a gap between street and dwelling

Some of the private houses in Hulme have excellent disabled access with the dwellings on the same level of the pavement.  However, one-level access dwellings that front directly onto roads, it does mean that it is possible for passers-by to ‘peer in’ to dwellings. 

“…people can just right walk just right in front of the flats on St. Wilfrid Street and there is no fence to stop them from doing that and they peer in the windows and they’ve had break-ins. So we’re looking into installing connecting fences there to make it less easy to walk along there and hopefully improve security.” (Resp.1)

Similarly for those dwellings with only a small front garden area, sometimes referred to, perhaps inappropriately, as a ‘small privacy strip’, there is insufficient space between the street and the dwelling.  Thus, one resident talked about an improvement he would have liked:

“I’d like to have a bigger space at the front of the house which makes it more distant from the path, from the road so that people - it’s not as accessible and there’s more of your private land between you, whereas if someone was stood in front of this house, there could be somebody stood behind them, if there is 4 or 5 people you don’t know whether they’re in the garden, out of the garden, they could open your door, put a lever in the window, you can’t tell because from the front path, street path, you can touch our window cills.” (Resp.2)

According to Ramwell and Saltburn (1998), the original plan had been to raise the houses with steps to the front, giving the street a sense of importance with the practical function of preventing people from looking in.  However, at the same time as the design decision was being taken, substantial lobbying for disabled accessible housing was being undertaken (ibid. p.80) and the design was altered to provide level front and rear access to some houses.

4.23  Materials, specification and assembly 

Any difficulties experienced with design in Hulme have been exacerbated by issues relating to the materials used, the specification of building briefs to the developers and to the quality of assembly.  

4.24  Doors

The quality of the communal doors on blocks of flats was mentioned by a number of residents.

[There was]”a really bad spate of maybe break-ins or doors being kicked in, the communal doors being kicked in…” (Resp.1)

“Once again, poor quality/penny pinching construction is largely to blame, as it only takes a few hundred pounds to create kick and tamper proof communal entrances to keep thieves out.” (Hulme-residents-Manchester e-group January 2004)

“…the weak front doors of the apartments communal entrances.  During the summer of 2003 these doors were kicked in roughly every three nights (I am not exaggerating, it was a horrible period), and the weak locks and glass panels bedside the doors made this extremely easy.  I would estimate no fewer than 20 seperete [sic] occasions when this happened, some nights to 5 blocks of flats, one after the other.  The management company is using money from the leaseholders’ sinking fund to pay for decent quality electromagnetic locks, make repairs to the flimsy doors, and replace glass panels with wooden ones.” (Hulme-residents-Manchester e-group, January 2004)

Similarly there have been problems with the quality of front and back doors:

“On some of the houses where they have got back doors those haven’t been solid, some of them have got panels that you can kick through.” (Resp.3)

On dwellings with patio doors, the type of glass has not been appropriate:

“…they’re quite thin plain glass, they don’t meet the current standards but they did when they were put in I think, but they are actually really quite thin.  We are in dispute with Bellway who built the houses about the doors, because they are wooden frame ones rather than UPVC and they are metal – sort of metal frames and wooden around it and we were complaining that we thought they would be more secure than these and we have problems of condensation and all sorts of other things and they need repainting and that hasn’t been budgeted for, so we’re actually in dispute with the builders about that anyway.  We are also in dispute about the laminated glass because the people in the flats were supposed to have it but Bellway claimed that they never were supposed to so we are currently trying to find documentation and do something about that as well.  But when they’ve been broken into we’ve been using laminate glass to replace them because the management company is sort of responsible for that.  So slowly they are being replaced but only as people get broken into.” (Resp.1)

The ease with which some of the patio doors can be breached has also been raised:

“They always break in through the French doors because you just push the screw driver at the bottom of it, hit it with your hand and as soon as it chips the glass the whole glass panel collapses just like a car windscreen – you just push it through and it’s all in little glass cubes.” (Resp.2)

It appears that the weight of some patio doors is insufficient.  Thus one resident, active in monitoring local crime incidents, reported:

“…we finally found evidence on one of them that a crowbar had been used to lift it up – it was all bent underneath, with scratches on the inside so there is some sort of thing they’ve learnt how to do when they lift the door and prise it open and the door will just open...” (Resp.1)

The patio doors in some private houses, as distinct from flats, were more secure:

“Well, I think it’s the [patio] doors – you can’t lift them up – we’ve had no break-ins through the doors apart from when they’ve been actually smashed which is a lot of effort to put in.” (Resp.1)

The patio doors have been found to have other flaws, both with the locking mechanisms and being easy to open from the outside.  For example, it appears that:

“…the patio doors leading onto the balconies have several design flaws which make them relatively easy to open from the outside…” (Hulme-residents-Manchester e-group, January 2004)

“There are some questions about the locking mechanisms on the patio doors as well that we haven’t been able to resolve.  It could be that people have left the doors open and don’t want to say so because they wouldn’t be insured.  But there are quite a number of those.  Now the question is ‘are the keys easy to copy?’ have they been able to break in using the key or twisting the lock or whatever.” (Resp.3)

“But the ones [patio doors] in flats are only half as wide and only one of the panels moves and we had a spate I think last year where every Saturday night at about 5 or 6 in the morning a flat would be broken into through the doors and we initially thought it was people leaving them unlocked – because the latch is actually on the outside, it’s such a stupid design – if it’s not locked you can latch on the outside of the door…” (Resp.1)

The quality of the locks on the car park gates have been mentioned by a number of residents.

“…they’ve also got a Magna lock on it, which is a magnetic lock which is supposed to be a secure lock.  But the way that the locks have been fitted is so that the gates are positioned together, obviously, the locks fit horizontally so that when the gate is pushed open they slide apart. You can’t pull them vertically apart but you can slide them horizontally apart, so what is the point of that?  This particular kind of lock – I don’t know if it’s not fitted properly because everything that Stephen Scanlan does as a company is – they can negate it.” (Resp.2)

“This moring [sic] we were greeted with a two hour  wait to get our cars out of the car park.  The gates have broken yet again.” (Hulme-residents-Manchester e-group, February 2004)

Not only the locks, but the keypads and the gates themselves are poor in quality.  For example, 

“We started out with some very poor ones where you could force them – there was so much movement in them it was unbelievable and it was a case of you either swiped or used the card going in and nothing as you went out so you could come in through the pedestrian gates and drive off with the car.” (Resp.3)

“Gradually the gates are being changed so that they slide open and close faster… so some of them have been upgraded but not all of them.”

“The gates are very easily broken into because people reverse into the gate and use the pressure of the car reversing on the gate to force the gates open.  … The gates are very cheap – they are very heavy because they are made out of metal, solid metal bar, whereas they could be made out of hollow metal bar or some other lighter fabric, something that is stronger but the arms on the gates are the main security point.” (Resp.2)

Other aspects of the courtyards and the fencing have been identified as being of poor quality or poorly erected.

“…if you go out and actually touch the fence, it wobbles – there is about a 6” and 9” movement in the fence, it is not a secure fence because the cheapest sort of fencing that you can do when it’s only boundary marking, it’s not fencing that is a security fence, it is not for any reason.  It does stop people seeing in to a degree and stop you seeing out, to a degree…” (Resp.2)

The lighting in the courtyards is also not sufficient:

 “…what you’ve got is pretty lighting rather than lighting which really illuminates an area….  it’s just round display lighting, not very high lux.  What you’ve got creates shadows rather than lights.” (Resp.3)

“The secure car parks are thug friendly in that they are often poorly lit, offering plenty of places to hide and catch out the unwary.” (Hulme-residents-Manchester e-group January 2004)

A comparison with a resident in the social housing sector is revealing:

“Even at the back of where I live, we’ve got a big courtyard and you don’t even need to put your lights on in the house, it’s really bright.” (Resp.6)

There is a difference between the quality of ‘build’ in the private sector compared with the social housing and council housing sectors.  As noted above, the quality of private sector housing build comes under the scrutiny solely of the building inspector whilst the public sector/housing association dwellings come under the scrutiny of both the clerk of works and the building inspector to ensure that standards are being met.  It is from a resident in the private sector that the following comment originates.

“To put the higher fences in costs more money and they are not interested.  The aesthetic appearance of the building not the integral building of it, not whether the walls do actually get pieces falling out of them [he leaned over to touch the internal wall and indicated places where small pieces of plaster were missing] because they are so thin; not whether you can hear your neighbours walking up and down their stairs, and hear their TV programmes…” (Resp.2)

Flaws in the design are not alone in influencing the level of crime.  The quality of the original building together with problems with the management and maintenance of private sector housing does appear to have contributed to the level of crime in Hulme. 

4.25  MASTERPLANNING/STRATEGIC OVERVIEW

Many issues have been raised by residents and professionals which relate to the Grand Design of Hulme which affect both the quality of life and the level of crime.

4.26  Shops

The relative absence of local shops has been mentioned together with criticism of the decision to demolish the shopping centre:

“Well there’s the post office near ASDA and there’s another one over in… is it St. George’s, the estate over there? – there is nothing particularly close.  I’ve never lived so far away from our local shop as I have when I’m here but there is one, a 10, 15 minute walk that way.” (Resp.1)

“…the nearest paper shop is ASDA in Hulme.  Down near the bottom of Stretford Road near, past Hulme Arch where the little post office there, no grocer’s shop, no fish and chip shop.  Well nobody would have a shop round here because it’s too dangerous.  If you go into the off-licence, you go into a glass cubicle which is bullet proof glass and you stand there and they are there behind the counter to serve you.” (Resp.2)

“And when they first built Moss Side Precinct, we had everything in it.  No matter what crime or whatever, I don’t think they should have closed it down.  Although they were saying it was causing all this ...people being murdered, and all sorts was going on in there.  But the shops were still there and people… maybe people was moving out ‘cos of … was it atmosphere, I don’t know?  But then they took it down, then they’re saying they’re going to re-build after a year or… It took them about, let’s say 3 years or something like that and then they built Asda but what is Asda and what is Poundstretcher? … compared to what we had before.” (Resp.6)

“We had a whole Precinct … and when they pulled down Moss Side Precinct instead of re-building the shops straight away they put everybody in a pub….[…]  so you could rent a stall, they set it up like a market – which was… an...old…pub [emphasised] and about six people went in, everyone just like scattered – and no-one’s come back.  Now here’s a new market – that was taken over, I think it was German people and they went in…  And you know Hulme Market now, they’re crying out for people.  I went in there on Saturday and someone’s opening new – oh, come and get your nails done – and I just went ‘aagh, that must be a new one’.  If I was to have a stall in there now, I think I would be sat there twiddling my fingers because there’s no customers – and I think they left it too late, the shops…  Apparently, I don’t know true it was, or when it’s going to be done, or whether it’s just fallen out the window but we’re supposed to have had a High Street but where?   If they keep building houses….” (Resp.6) 

Alan Harding, undertaking an evaluation of the Hulme re-development in 1993, reported that the Moss Side District Centre ‘saga’ formed the most important, negative symbol for the critics of the City Challenge programme.  Widely seen as a negation of the programme’s stated aim of building up economic activity in Hulme, there had been a failure to appreciate that the Centre, although relatively underused by Hulme residents, was an important retail focus for the black community (Harding 1993 p.20).  A later evaluation reported that the new supermarket had been a “huge success” but then admits that the supermarket has had a dampening rather than a catalytic effect on existing and potential retail activity (SURF 2003 p.24).  Commentators generally have agreed that the supermarket has not been an overwhelming success in Hulme.  The Council is aware of the pressing need to attract shops and other commercial ventures to Hulme in order to ensure it remains a vibrant community (Resp.7).  There is perhaps comfort for the Council from Ramwell and Saltburn (1998) who feel predict that shops and services will follow once the development is complete.

4.27  Play areas/parks

All the interviewees commented on the lack or unsuitability of play areas in Hulme.  While there are play facilities for children of different ages in Hulme Park, ear of crime is an important factor in limiting residents’ use of the Park.

“…there’s been lots of muggings in it.  I think it’s actually a park thing really, it’s not very well lit – well, although I think the Council have been doing something about that recently but it is quite dark.” (Resp.1)

The level of lighting appropriate in parks is debateable.  It could be argued that lighting should be switched off at night so as to not encourage pedestrians or cyclists.  On the other hand, such a public amenity should be available at all times and potentially with that comes greater risk of crime (Resp.7).  Residents may simply decide for themselves.

“But really and truly, I’ve never really been scared of walking at night.  I suppose it depends where you are or do you think if that’s a short cut coming through the park, or is it a better walk for me to walk all the way round the park.  Well personally I wouldn’t walk through the park at night by myself, no matter how short that walk is.” (Resp.6)

Concerns about Hulme Park have resulted in a “Friends of the Park” group being formed.   There is, apparently, tremendous loyalty to the park amongst residents with events planned throughout the year, one scheduled for August 2004 which is linked in with the Zion Centre (Resp.7).  More generally in Hulme, there is perceived to be a lack of green spaces:

“…that’s one of the things I feel sorry about is that there is no green areas left – every little green space is built on.  When I first came here there was a green space and every night, in the summer, all the families would be out, playing cricket, they’d be playing football or mums would be sitting down, you could have your tea and flasks and everybody does muck in but as those areas disappear then there isn’t a meeting place.  Even all the pubs in the area have been closed down or knocked down – they’ve gone.  So where do people meet now?” (Resp.3)

The need for small play areas near to dwellings so that parents could look out the window and check on their children was mentioned.  The benefits (in a social housing block) of a courtyard behind the dwellings which was not a car park, were extolled:

“…it's just like a courtyard.  I think it’s good because if you’ve got young children, and you don’t want to let them out on the front, then they go out the back and you don’t have to keep your eye open because there’s no… the cars can’t get through.  The only thing that they’re going to do is either fall and hurt themselves or have a fight [laugh].” (Resp.6)

The general lack of leisure facilities within Hulme itself was raised by a few of the respondents and included reference to the lack of leisure facilities and activities aimed at older residents.  The presence of local pubs and one recently refurbished pub was mentioned positively by an original resident of Hulme and negatively by two of the new private sector residents.  An announcement to refurbish Moss Side Leisure Centre was announced in January 2004.  The challenge in establishing sustainable leisure facilities in Hulme was raised:

“I’d much rather go to town.  There’s no point in having pubs here because there’s Deansgate Locks which is 5 minutes walk and there are, what, 20 pubs there and you’ve got the Gay Village and you’ve got Deansgate and hundreds of bars in that direction and a couple of really grotty ones locally, so – well, you get the… Well , I guess it’s like small towns close to London, there’s no point in having things there because they’ve got London.  And here we’ve got the city so what’s the point of having them in the community because they can’t make money because you can’t compete with them…” (Resp.1)

Linked in with the issue of leisure facilities was the perceived need for safer routes into Manchester for residents.  Thus, in the Local Action Partnership with the Universities, a refereed late route home has been established providing a well lit route with safety precautions which has meant quite a rapid reduction in street robberies.

4.28  Vibrant streets busy with pedestrians

Pursuing the goal of permeability, the streets were designed not to be dead-ends but to lead to other streets in an attempt to maximise the numbers of pedestrians.  However, from site visits, it has been apparent that these straight streets, often designed on a grid pattern, need to have extensive traffic calming measures.  

As one respondent put it:  “you just get the feeling of straight runs, straight-throughs…”  and “fairly fast roads”(Resp.3).  The relative absence of pedestrians in parts of Hulme, observed during the fieldwork, suggests a failure to attract people out into the streets.

“You see deserted streets.” (Resp.3)

Straight through roads may present some problems but cul-de-sacs present others.  As one resident pointed out:

“St. Wilfrid Street is a dead end and nobody ever drives down there – it’s really quiet and that’s where a lot of the problems happen because there are never any passers-by. […] It’s nice to have passing traffic – I mean it’s not too much, it’s only residents coming and going it’s not … I think it definitely helps to just keep an area looking like there are people there.  I guess with St. Wilfrid’s there are just 3 houses and there are no gardens, just a faceless block of flats and then a front door so there’s no real traffic and people come in the back through the car park because they don’t like going out the front because it’s not very nice, so…” (Resp.1)

Other researchers have noted the quiet streets.  Schneider & Kitchen (2002), for example, noted that in the photographs of Hulme used in their case study, taken on a working day in July: 

"…one thing common to all of them is the virtual absence of people from the streets." (p.246) 

However, the number of pedestrians varies around Hulme according to the time of day and the location (Resp.7).  The area nearest to the Universities is noticeably busier as is the area around the Leisure Centre and the supermarket/market hall.  It is in the private housing areas where residents are out all day at work (and who may also have the habit of using their car rather than walking) and where there are fewer pedestrians at weekends.

Considerations of crime were a recurring theme from the respondents with relation to walking in and around Hulme.

“I walk but I know a lot of people don’t.  I suppose I’m lucky because I’m quite tall and I’m quite wide and I’ve got a jacket which makes me look quite big and I can put on a mean face if I had to.  I’ve never really had to – apart from one time that I got mugged in the park about midday.” (Resp.1)

“But really and truly, I’ve never really been scared of walking at night.  I suppose it depends where you are or do you think if that’s a short cut coming through the park, or is it a better walk  [sic] for me to walk all the way round the park.  Well personally I wouldn’t walk through the park at night by myself, no matter how short that walk is. […] I’d rather walk the way around… yeah.” (Resp.6)

“I don’t think people feel particularly safe walking down the street.  There’s a market hall there, people don’t want a market hall.  It’s empty.  If people travel to the supermarket they use the car to stock up on the groceries rather than carry it home.  I think the number of fast-routes through actually makes people feel less safe.  They don’t tend to know their neighbours as well.” (Resp.3)

It is not clear which factors are most influential in contributing to the relative absence of pedestrians.  It could reflect a problem in the design of streets or the increasing levels of car ownership.  The level and quality of public transport provision could be another factor as might fear of street crime.  It is also possible that once all the housing developments are complete the community will ‘settle down’ and more actively use the streets and other public spaces.

The original aim to reduce the impact of the car and increase the vibrancy of the streets does not appear, as yet, to have been realised.

4.29  Public transport

Public transport appeared to be satisfactory with comments being made like “quite good” (Resp.6).  It had been acknowledged by the city council that the east-west bus links were not good (Manchester City Council 2002) and, at the time of writing, a new Local Link bus service between frequently used locations (e.g. the supermarket, health centre) had been established.  However, crime and fear of crime were often mentioned in relation to public transport and the difficult issue of safety walking home.  

“…they’ll be plenty of buses going down Princess Road but then walking from Princess Road into the estate I don’t think that people feel safe.”  (Resp.3)

“…we’re too close really for taking the bus in.  In fact, well there is one that goes from Rolls Crescent I think and that goes… into town I think but it takes so long because it takes such a long route.  It takes so long to get there so nobody really bothers to do that and you have to walk through an area which isn’t very nice to get to it so… one of my mates, he didn’t have a car and he used to work outside [Hulme] and he used to try and get public transport but he said the bit that was most disturbing was between the bus stop and his front door.  And you can’t really do anything about that.” (Resp.1)

4.30  Proximity of existing estates  - with alleyways 

The new developments in Hulme are sited adjacent to older housing estates.  The design of these estates has been identified by some residents as a factor preventing the reduction of crime:

 “…the main road is straight off into council estates which are very easy to hide in because they are very badly designed with all the roadways over there, there’s not many roadways, it’s all alleyways between houses because it’s an estate and that’s how they’re designed. […] It’s a rabbit warren.  The police can’t get down there unless they are on foot. The police don’t have enough police round here to be able to go down and do anything about it.” (Resp.2)

4.31 Proximity of existing estates - with unresolved crime issues

At the same time, the older housing estates have been identified as having high levels of crime.  

“…there’s a problem with drug dealing.  We don’t have needle users but we do see transactions at the bus stop and transactions where people just cross over the street.  This is the problem with two estates.  You can see where they walk from the estate over the way here, over behind the bus stop, and they’re going to the off-licence, going to the bookies shop, go to the pub… The other pub, the Packford Arms, or whatever it is, that’s the worst one, it’s just, you can see who’s a drug user.” (Resp.2)

The relative affluence of the new private housing residents of Hulme may act as a magnet for youngsters living nearby:

“…we were really targeted by the local kids that were trapped in standard houses and you know calling names and smashing windows that hadn’t been finished yet…” (Resp.1)

4.32 Parking by City Centre users

There appears to be a growing problem with city centre workers parking their cars in Hulme, where there are no parking charges, and walking into the city.  This is an issue which has been discussed in detail on the Hulme-residents-Manchester website.  One resident has described the problem as “those using our area as a city centre overspill car park (!)…” (Hulme-residents-Manchester e-group  January 2004).  The issue has also been taken up through the Ward Performance Plan (Manchester City Council 2002).  Residents’ parking has now been introduced by the Council into parts of Hulme nearest the city centre (Resp.7).  Other conflicts over parking have been raised which suggests a rising level of car ownership and usage.

“This parking problem, seemingly all over Hulme, judging from the breadth of e-mails on it, needs to be dealt with as a matter of urgency – it seriously affects the quality of life around here…” (Hulme-residents-Manchester e-group, January 2004)

 “[there is] a certain resentment of students in that they’ll come and park on your doorstep and you go out and you come back and you can’t park your car.   …  The residents complained and they now have got residents only parking but that only means that students have moved further up or further in…” (Resp.3)

However, a feeling of insecurity in some courtyards has meant that residents are parking their cars on the roadside rather than in the car parks.

“Gradually people are coming back to parking their cars all over the roads, park on pavements rather than move around the back.” (Resp.3)

For other residents, their fear of crime relates to the front of their dwelling and they use the courtyard because they see it as safer:

“Most people don’t go out through their front door.  Most people won’t use their front doors because they are too afraid.  So they do come in the car park and if they do come by the front door, then some people phone home to their house-mates to say ‘can you open the door’ or the taxi driver’s had to wait to make sure they get in the house.”  (Resp.2)

The fear of crime amongst some of the respondents is evident.

“…every time I leave the house, every time I come back to the house, have a look at the front of the house to see if the alarm is flashing, that’s the first thing I do as I’m driving up towards the house, coming into the car park, look and see if I can see a reflection in the back door, seeing if the glass has been kicked through.” (Resp.2)

“Sometimes I think ‘oh thank god I’ve not have a break in or sometimes I just don’t tell anybody if I’m going on holiday because…’ you don’t know … is that giving them an idea to break into your house or is it not?  So best just to keep your mouth closed!  And go on holiday, or use one of those timers, so your light comes on…” (Resp.6)

“I can think of 5 neighbours (out of 100 properties) who have moved in the last year primarily because of the levels of crime, and 3 more whose properties are in the process of being sold – others have moved for job or personal reasons, but these were because they were victims of crime or fearing becoming victims.”

(Hulme resident e-mail to Police Architectural Liaison Officer 15.1.04)

4.33  Social mix - insufficient

Difficulties in achieving the vibrancy of streets envisaged in the original plans for Hulme have been experienced.  In part this has been due to the upsurge in demand for private housing both by owner-occupiers and those investing in a property which they then let out.  This has resulted in a population, most of whom are under 40, which has both disadvantages and advantages:

“If I drove through there this afternoon it would be very quiet.  You don’t seem to get a mix.  I mean what you want is a mix of different age-groups with somebody being in during the day, I mean elderly, families, couples or whatever but it tends to be couples who just leave the area during the day and come back at night.” (Resp.3)

"Allowing groups of single people to move into brand new houses was controversial and left the partners very vulnerable to criticism, but has proved a major key to success, and the incentive for many to stay on." (Ramwell and Saltburn 1998 p.104)

“…the fact that everyone is in a similar situation, they’ve all just moved in, a lot of people are first time buyers, everyone is young, it’s the perfect kind of opportunity – in that respect there isn’t a big generational divide so it’s much easier to make friends with people who are similar to yourself, so partly that as well.  But mostly, all the new places are like that, it’s kind of new… people buying for the first time, generally young people, so I think there are a few little areas in Hulme, but I don’t know of any other one that has got a community so I suppose the main minority is gay people, a lot of gay people here, maybe even a third, a lot of houses have got gay or lesbian single or couples ….” (Resp.1)

The relatively large number of gay people in Hulme is due to the marketing strategies adopted by some developers:

"Bellway has advertised heavily in the gay press, thus effectively targeting childless, adult wage-earners."  (Ramwell and Saltburn 1998 p.49) 

A number of comments about the social mix in Hulme have been made by the respondents.  The relative absence of older people was mentioned by one resident and one explanation for this was given by another respondent that older people were often socially isolated:  

“I never see them [older people], I don’t really know if there are any old people around me.  Yes, there is, sorry, there is a lady on the corner, on the next block to me…” (Resp.6)

“There are a lot of people in the area who are isolated as well who may come out for shopping or whatever but that’s it.  If you live on your own and there are quite a few elderly people then there’s no need to come out unless you’ve got friends to visit some friends or whatever.  I mean some people are quite isolated and we [the community centre] try to target them as well.” (Resp.4)

Originally there were plans for a substantial number of new properties for the active elderly (Ramwell and Saltburn 1998).  However, the authors report that people over 55 were not keen to act as “pioneers in islands of new building surrounded by rubble with not a shop in sight”. (ibid. p.37).  

In considering the perceptions of respondents about the social mix in Hulme it becomes apparent that the differences reflect the different types of housing.  For example, a resident in the private housing area can report:

“There’s no original residents here.  There’s none at all.  I feel that they’ve done a whole city but there’s no community.  The old people who did live here, some of them live in the estates over here, very unhappy about it because they’re a few old people with some very young families – there is no community.  Young families and older people together don’t work.  It’s great because old people and kids get on but young families quite often, when they don’t have very much money, they don’t have very much social life as there’s nothing around here, no ‘society’ for them to live in, they exist and they argue and fight and they’re drinking.  The only thing around here is a bookies and an off licence.” (Resp.2) 

On the other hand, a resident in the social housing area reports that:

“I think on my block the people all used to live in Hulme.  Or some of the people have come from not too far away, like Moss Side.” (Resp.6)

Nevertheless not all of the original residents of Hulme moved back.  Thus, Ramwell & Saltburn note: "Many of the tenants were moved out of the area before the demolition and rebuilding really got under way and they tended to show far less inclination to come back than those rehoused away once the possibilities of the new Hulme were already visible." (2002 p.41).  

The gay community, the young people, both single and in couples, are to be found in the private housing sections while the previous residents of Hulme are to be found in the social housing areas (socially rented homes account for 64% of homes in Hulme (SURF Centre 2002).  Realistically, divisions within Hulme are only to be expected.  In the ‘old’ Hulme there were high rates of unemployment with many households surviving on income support.  There are still high rates of unemployment in Hulme but the unemployed are now living near areas of private housing.  

“obviously there is a divide, everyone in the square has a job or is a student whereas I think it [unemployment] is quite high in Hulme, in the rest of Hulme, the people who’ve been here all the time rather than the new ones.” (Resp.1)

Thus there are pockets of relatively deprived households near to pockets of relatively affluent households.   The mix is potentially volatile:

“…you’ve got yuppie housing and social housing face-to-face on Chevassut Street – and I think that’s it probably, whereas here in the middle it’s very much a kind an ‘us’ thing whereas there it’s an ‘us and them’ thing.” (Resp.1)
As reported by SURF in 2002 “…now that Hulme contains a greater proportion of more affluent households, social divisions have, if anything, become more magnified in the last few years.” (p.18).  It is perhaps not surprising, therefore, that data from police beats: “illustrate higher concentrations of the more random crimes in those areas used most by homeowners and students.” (SURF 2002 p.34).

The social divisions between residents is a thorny issue for urban designers.  The original vision of New Urbanism sought communities in which there was a rich social mix, a community in which diversity was evident and accepted.  However in areas of housing where there are stark differences in affluence, it may be too much to expect that ‘a community’ can be formed.  The continually rising house prices for home owners in Hulme sits very uncomfortably with the continuing and rising high levels of unemployment amongst tenants.   (In October 2003 (Ottewell 2003) the local newspaper reported an unemployment rate of 16.5% jobless in Hulme which is between 5 and 6 times the UK rate.  Thus, one in five working age men in Hulme were out of work in July 2003 (ibid.).  In 1998 Ramwell and Saltburn reported that the unemployment rate was (only) four times the national rate.  The “core of local unemployed people who continue to find access to the labour market difficult” (SURF 2002 p.26) presents an ongoing and particular challenge to the local council (Resp.7) despite the success in attracting 45,000 new jobs to Manchester as a whole (Resp.7).)

4.34  Community Spirit

These clear divisions within Hulme reduce the possibility of achieving a sense of community and this is reflected in the comments from some of our respondents:

“Well, before you knew everybody and … people would look out for you but now… […] I think people are too busy or getting on with their lives, their own lives, you know, and getting on….” (Resp.6)

 “There’s plenty going on in Hulme but I think it tends to be sort of agency stuff, you know, like providing youth groups, throwing money at theatre groups, you know there’s lots of activity but it’s not generated by residents.  I don’t feel that within the new estate but I may be wrong.  I think that some of the people who’ve lived in Moss Side, still go to these things, are ongoing with them but I don’t know how it’s linked in…” (Resp.4)

In 1996 Harding and Garside reported that "Residents surveyed at the end of the first five years also identified the strong and neighbourly community in Hulme as extremely important to their positive feelings about where they lived, something that cannot be achieved by bricks and mortar alone." (Harding and Garside 1996 p.91).  

Since 1996 there have been a number of changes which could potentially have affected the view of residents about ‘community spirit’.  The demolition of the much-loved yet shabby shopping precinct, the coming of the new ASDA and the desultory level of activity in the new market hall suggest that these changes were taken without the earlier level of public participation or approval.  The arrival of substantial numbers of private housing residents, mostly in employment and seen to be ‘advertising their affluence’ cannot have helped.  Given the profile of the new residents it might be anticipated that they would be less concerned with their local community.

“and a larger than expected minority of residents – be they private renters, students or homeowners looking to realise their property gains – that are not committed to Hulme in the long or even medium term.” (SURF 2002 p.20)
It is not surprising that responsibility for communal areas has been found to be lacking:

“The courtyard is a communal area with nobody taking responsibility of it.  So it may be you’ve got an abandoned car in there that you can’t get rid of.  That’s happened in a few of them.  Or somebody working on a car and that gets nicked.  Just no responsibility for it.” (Resp.3)

What has happened, at least in one square of private housing, has been the development of a community spirit which has come from a common concern with crime and the fear of crime: 

“We’ve got an incredibly good community spirit but I would put that down largely to me.  And the other people who’ve moved in, first of all.  Basically getting to know everyone and enforcing this enforcing this community spirit and everyone has really taken to it and we’ve sort of created it by ourselves but it is clearly within the confines of St. Wilfrid’s.  I’ve never really known my neighbours before so it was a sort of conscious effort, I thought I’m going to go round and say hi to everyone as they move in and just introduce myself and I think… well, I think it’s paid dividends.  But you only get that opportunity once when everyone moves at the start and it gets more difficult to keep track is you come and you go.” (Resp.1)

A Neighbourhood Watch group is currently being planned in another area of private housing and the active promotion of Tenants and Residents Associations by the council may help overcome barriers to feelings of community.  Similarly, there is a continuing emphasis on participation with residents through Hulme Alliance.  The level of community spirit attributed to the old Hulme may also have been exaggerated.  In the early 1990s when Hulme was being planned, mention was made by the Guinness Trust Group of “avoiding the large areas of communal space which were no-man’s land here…” (Guinness Trust Group undated).  It is salutary to remember the high levels of crime and nuisance that were being experienced in Hulme prior to re-generation with high levels of gang activity.  Some respondents commented on the large number of no-go areas that existed in Hulme prior to re-generation (Resp.7).  These phrases do not suggest a community that was united but rather one that was under siege.

5.0  CONCLUDING COMMENTS

5.1  The positive aspects of Hulme Re-development

Although there appears to be a litany of design faults, poor building standards and high levels of crime in Hulme there are many positive aspects to the re-development which it is important to emphasise.

5.2  The new housing is attractive and it is in demand

Both in public and the private housing sectors, the housing is seen as desirable.  The new housing is attracting buyers who want to live near the city centre (Policy Action Team 2000):

“We’ve got a lot of people that have come from outside, because they’ve wanted to and as Hulme’s improved it’s become very attractive.  It’s close to town you can walk to town from here, you’ve got all the amenities and so it’s a nice place to live.”(Resp.4)

“ People live here because the housing, the style of housing is what they require.  They have a two-double bed-roomed house and an office, very minimal maintenance.  They are new houses, they don’t need repairing, they don’t need painting and decorating, they don’t need new carpets, they all come fully furnished most of the time.  It’s the type of housing that people need.” (Resp.2)

“And people are buying them and paying an awful lot of money for houses in Hulme and flats in Hulme and just to rent them as well.  People buy them to rent don’t they and they are charging a lot of money.” (Resp.4)

“The Hulme figures effectively show that other than a small percentage of homes, which, at any one time, are in the process of being re-let, the council stock is fully occupied.” (SURF Report 2002 p.13)

“There has been a massive surge in the cost of land and how attractive it is.  The [ward] profile shows an increase in how it is viewed.  It is improved and the intention has to be to build on them – we want to see jobs for local people and affect the local economy.  House prices have doubled.” (Resp.5)

The prices of houses in Hulme are rising in line with national trends with the downside that young local people are unable to afford to buy into such a buoyant market.

Hulme has become an attractive area in which to live and previous residents of Hulme are also returning:

“…a lot [of the previous residents] went to places like Withington and when they first went they said ‘oh it’s great over there, it’s nothing like here’ but quite a substantial number have come back and I find that really interesting because suddenly it’s a very attractive place.” (Resp.4)

5.3  Visual improvement of area

There has been an immediately identifiable improvement in the look of the new Hulme from the Archway to the varied types of dwellings and Hulme Park.  It is this visual improvement which has helped engender the high demand for flats and houses in the area.  

5.4  Morale and local pride in Hulme

It is evident from the comments on the Hulme-residents-Manchester website that there is a great deal of local pride in the new Hulme.  In part prompted by the high levels of crime  there are a substantial number of messages left on the site each month.  Membership of the group is currently in excess of 300, an impressive number given that not all households have access to the internet.   Regular updating by the Council, for example, through the publication of Hulme Matters ensures that residents know what is going on and what is planned.

5.5  Tenant and Resident Participation

One of the keystones of the Hulme re-development was the continuing commitment to consultation and participation of local residents.  This has been continued with the support for a number of tenants and residents associations together with other local community groups and organisations.   One tenants association was instrumental in getting a chip shop in Hulme:

“We’ve got … a marvellous Chippy!  Absolutely wonderful Chippy.  But people campaigned for that.  There was a local young woman who wanted to set up a Chippy and the tenants association got up a petition to get it installed and eventually they did and it’s now, just over a year old now but it’s wonderful – a very very good chippy as well, just what everybody needed.” (Resp.4)

There are the Local Action Partnerships with representatives from residents, home watch groups, councillors and the agencies involved in reducing crime  (probation, educational welfare, police, etc.) which meet regularly.  There are other meetings with a variety of groups, the aim being to link up the different initiatives that are taking place in Hulme under the umbrella of the Moss Side and Hulme Regeneration Partnership.  As one of the council officers said:

“Different issues are raised by different groups:  Leisure services; standards of parks; issues about sustainability; new parks are an issue which are going to continue to be monitored – there is now a “Friends of the Park” group.  There is an Environmental Programme which will lend support.  We aim to channel money into these issues early and before they escalate.  It is trying to pull all the strands together.”

The aim is to improve the quality of standards and to improve the quality of life for those living in Hulme, whether through alley-gating or improvements to lighting (Resp.5).  Strategic structures have been put in place to ensure that the momentum of the re-generation is kept going (Resp.7) and of course to support the developments which are still going on in Hulme (Resp.5) 

A list of some of the parallel initiatives that have been going on in Manchester, gives an idea of the extent to which the council has tried to take a wide perspective to their regeneration programme and to work closely with a number of other agencies:

Operation Hawk (street robbery/street crime), Operation Breakthrough (drugs); Neighbourhood Nuisance Team; Community Safety Officer; New Family Intervention Scheme; Active use of Anti Social Behaviour Orders (ASBOs); Hulme Park Wardens; Community Garden Project; Pub & Business Watch scheme; Manchester Multi Agency Gang Strategy (MMAGS).

Specific departments in the council were identified as being supportive:

“Yeah, I think they [the housing department] are very responsive.  There have been one or two times that people have been unhappy with their [youngsters] activities and they’ve listened to them and eventually they’ve got orders to remove them or put an ASBO on them or whatever.  So yes, I would say they’re receptive to the community.” (Resp.4)

5.6  Reductions in Nuisance and Crime

Despite or maybe because of the high levels of burglary and car crime, relatively little graffiti or vandalism in Hulme was reported.  

“…there’s been a bit [of graffiti] on the wall outside next door’s house and some on one of the doors on one of the communal blocks of flats but it’s not that bad, no, not as bad as you know it can be in some areas.  But whether that’s been designed out, because there’s not really that great deal to write on.  I suppose there are fence posts … but no, we don’t, I guess.” (Resp.1)


“Not really, there’s not much vandalism.  They’re not interested in that, they’re 

interested in laptops, DVD players, DVDs themselves.” (Resp.1)

Similarly, while it may be cold comfort for some residents, the groups of youths involved in crime are kids rather than members of the serious gangs mentioned earlier:

“We’ve always sort of consoled ourselves with the fact that it’s not organised gangs or anything like that, it is opportunistic kids – maybe two or three kids working together but not anything more sinister than that.” (Resp.1)

There is also an absence of no-go areas which was valued highly by some respondents:
“…there aren’t any no-go areas, some areas are worse than others, you know sort of round the park areas tend to be problematical, around St. George’s… [but] ..it tends to be evening time...” (Resp.3)

The continuing development in Hulme also means, for some residents, the anticipation that crime will move to the newly built areas:

“Fortunately there’s been planning permission to build over the road here and at the side of the Packford  Arms which is on the Stretford patch and as soon as they’re built I know that’s going to become a block between the two estates for us so they’ll be attacking those houses, not ours.  … Three hundred apartments and houses.  So I’m really pleased because somebody else is going to get burgled instead of us.  I know it’s an awful thing to do but it just means that we can now have a break and people will give us a rest.” (Resp.2)

The successful and strategic use of ASBOs has been another factor in reducing the nuisance and visibility of youth gangs around Hulme.

“In some cases the ASBOs have been used tactically.  For example, Operation Breakthrough targets gangs with ASBOs – so gang members can’t use their mobile phones in public, they cannot use their hood in public; they cannot ride a bike.  And they enforce breaches.  It gives us a breathing space for MMAGs [Manchester Multi Agency Gang Strategy] to kick in.”
5.7  Local Councillors active and responsive

Many respondents spoke warmly of the local councillors in Hulme and of their level of involvement in local affairs and regularly visiting the local community centres:

No. 4 “I believe our councillors fight very hard for this area – they regularly do walk-about and talks to anybody – if you phoned them and said ‘oh somebody’s dumped something or I don’t like the way this pavement is uneven’, you could guarantee that one of them is out there and would be doing something.” (Resp.4)

5.8  The Future with Caution

The development of Hulme is continuing but there is a limit to what can be accomplished. 

“…Hulme will never again be a major centre for employment, and improvement in job prospects for local people will depend to an extent on the regeneration of the region as a whole.” (Ramwell and Saltburn 1998 p.114)

“There have been massive changes – people refer to Old and New Hulme and in terms of development, it is still going on.” (Resp.5)

“Crime and the fear of crime remain major quality of life issues.” (Perry and Harding 2003)

Hulme is first on government’s most recent index of urban deprivation (Policy Action Team 2000)
“I definitely think it has been a successful development compared with what it was before.  The voids speak for themselves, certainly for Hulme and for Moss Side.  Sustainability is the issue now.” (Resp.5)

Interviewer: “So what do you think Hulme will be like in 10 years?

Respondent: Well, it can’t go worse so we’ve gotta go for the better, haven’t we?  We’ve been through the worst already so I think we’ve got to go for the better, and make it better and better and better….”  (Resp.6)

6.0  OVERVIEW

The re-generation of Hulme needs to be seen in context. Manchester City Council was working within a number of constraints.  The funding for which they applied was short term and specific.  Operating within the regimes of seven funding bodies, there were extremely tight deadlines for spending their budgets.  Ramwell and Saltburn note: "The frustration of having to hand back money reallocated from underspends in the early years lives on." (1998 p.18).  Substantial interest in the development resulted in the Council having to deal with ‘too many housing associations’ (Resp.7).  The need to include private housing in the development meant that the usual safeguards of public sector housing building practices and oversight were not available.  This has meant, as discussed earlier, a poorer quality of build in the private sector compared with the public sector.  Clearly, as some of our respondents have commented, the work of some of the private sector developers was shoddy.  Ramwell and Saltburn also found "high profile protests against 'Hellway Homes' as their homes began to suffer floods and other problems from nearby construction sites." (Ramwell and Saltburn 1998 p.39).  The problems experienced with Bellway have not been specific to Hulme.  Bellway home owners, drawn from throughout the UK, now have their own ‘survival site’: www.BUGGERS.ORG
Other external factors which have affected the success of Hulme include the continuing high levels of unemployment in the UK as a whole and the Greater Manchester area in particular.  Attracting employers outside the South-east, as the Council sought to do, continues to be extremely difficult. 

The poor performance of the stock exchange during the late 1990s and the early 21st century resulted in higher investment in housing.  This led to a substantial number of houses in Hulme being bought to let and in turn to a growing number of students and single young people living in private housing.  A new government policy of seeking to have 50% of all young people going to university ensured a continuing rise in demand for housing by students.  Ready targets for crime, the transience of students does not encourage involvement in their communities.

Other factors which have affected the re-development in Hulme include:

- Truancy rates in the UK as a whole have been rising steadily over the last few years giving Councils and the police additional problems and work.

- The widespread introduction of wheelie bins throughout the 1990s, found to be a potential aid to burglars seeking to climb fences, has implications for the design of courtyards and dwellings.

- The growth in car ownership and a smaller reduction in the use of public transport. In the mid 1990s 81.5% of households in Hulme had no car (Russell, Dawson et al. 1996) but by December 2003 this had fallen to 59% (Resp.5)

The historical presence of gangs in Manchester and in Hulme has negatively impacted on attempts to reduce crime in the area.  There are currently two gangs which operate around Hulme and nearby Moss Side: the Gooch Close gang with an estimated 64 members (aged under 25) and the Doddington gang with 30 members (which is possibly in the process of breaking up as the leader appears to have moved elsewhere) (Bullock and Tilley 2002).  ASBOs have been placed on three members of the Gooch Close gang members (Carter 2004).  The fear and intimidation of residents from these gangs should not be under-estimated.

Although crime rates went down in the early years of the regeneration of Hulme (Jacobs 1998) they have now risen again (SURF Centre 2002) (but a 40% reduction in robbery has recently been claimed ( Resp.5). It is difficult to determine why crime rates change, without more detailed data.  For example, Space Syntax data might reveal the spatial and design factors related to crime. It should be noted, however, that the noted decrease in crime figures may be a result of a Hawthorne effect in Hulme so that with a great deal of media attention on the area, things were bound to improve.  Following this line of argument, now that the spotlight has, to some extent, fallen elsewhere, the crime figures are more likely to rise.

Numerous initiatives are currently underway to tackle some of the underlying problems which have dogged the residents of Hulme for years:  a Family Intervention Scheme has been introduced to provide support for families experiencing difficulties (Manchester City Council 1993); supported housing is being provided for vulnerable groups such as very young mothers and very young single people as well as those with mental health problems amongst others.  From 1998 the URBAN Initiative is reported as focusing particularly on young black people or people with special health needs, especially in relation to access to education training and jobs (Moss Side & Hulme Partnership, February 1998) recognising “the key threats of crime, drugs and alienation which constantly stigmatise the area and its youth.” (ibid).  While the original mission was “the lasting regeneration of Hulme” (Manchester City Council 1993) it has yet to be demonstrated that this has been accomplished.
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Regeneration Projects and Initiatives 1992-2000





-  Hulme City Challenge 1992-1997 £37.5


-  Capital Challenge 1997-2000 £11.2m


-  EU URBAN community initiative programme in (1994-2000) of £5.3m 


part of which was ‘improving community safety’ (SURF Centre 2002 p.5) which included initiatives to reduce street crime, physical 


security measures, crime prevention, repeat victimisation.


-  Community Economic Development Princess Road Corridor Programme 


(1997-2000) £4m


-  ERDF £3.5m for the development and preparation of the Birley Fields 


site – for the development of local businesses, high quality workspaces, 


consumer services and facilities and efforts to tackle crime and 


community safety issues.


-  Public sector resources in Hulme and Moss Side of around £24m 


following the end of City Challenge funding.


-  Mini Education Action Zone


-  Health Action Zone


-  Early Excellence Zone around Martenscroft


-  Children’s Fund


-  Moss Side SRB programmes/Moss Side Millenium Powerhouse


-  Safer Cities [no info on this re Hulme, how much funding or who held it – check papers on file]





The history of Hulme suggests that the problems of individual urban areas will not be answered by imposing development that is based on ideology or contemporary fashions in architecture and estate planning.”
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           (1994 Housing Summary 5, Joseph Rowntree Foundation)
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