
DESIGN.

Becontree Estate 
Design Code



Be First Regeneration Ltd 

+ 100% owned by London 
Borough of Barking and 
Dagenham

+ Delivering 20% of council 
homes currently being 
constructed in London

+ Statutory Planning Service

+ Design and Planning 
Consultancy

+ Public Sector to Public 
Sector offer

+ Working for other Local 
Authorities
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Opposite: LBBD borough context

The Neighbourhood

+ Biggest council estate
in the UK

+ 85,000 residents and
29,000 homes

+ Over 40% of the
borough’s population

+ Garden City principles

+ LBBD own 30%

+ Highest deprivation/
fuel poverty/H&B



Becontree Then



Becontree Now



Piecemeal change over years



The charming individualism
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Why have more householder applications been refused between 2019-2022?

failure to comply with 
development policies

failure to comply with LBBD 
SPD

an overall negative 
contribution to the street

 + 10 years of data

 + 86% householder 
applications

 + High refusal rate for 
lawful uses

 + Last 2 years 50% 
applications rejected

 + Use of non-designated 
heritage status sited 

 + Non compliance with 
SPD 

 + PD right challenges

Planning research

they do not comply with D1 (form, 
character and capacity for growth) 

and D6 (Housing quality and 
standards) of the London Plan

they do not comply with the 
supporting guidance set out within 

the ‘Altering and Extending your home 
SPD (2012)

they fail to contribute positively or 
neutrally to the street scene, dwellings 

and character of terraces in the 
Becontree

words have the highest across the wards within applications with these

refusal rate

refusal rate

refusal rate

“roof”

“dormer”

“side”

90%

56%

36%

What types of householder applications are being refused?

the Becontree boundary... refusal rates: 
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 + 38% co2 emissions 
through heating 
homes

 + 25% of homes are EPC 
E-G

 + 25%+ homes below 
poverty line

 + Poor homes = High 
health deprivation

 + Men and women 
shortest life 
expectancy in borough 
& London. 

Becontree Estate
context: Deprivation
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Becontree Design Code 

 + Why code Becontree?
 + Public realm has deteriorated

 + Homes are too small

 + Heritage being threatened

 + Retrofitting is essential

 + Becontree residents 
charter

 + Design Code will:
 + Protect and enhance Becontree 

character

 + Enable retrofitting of homes

 + Allow homes to adapt to 

changing family needs

 + Enhance the public realm



Engagement



People, people, people
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 + Six months of activities

 + Pop-up with 500 insights

 + 5 x virtual capacity 
building + co-design 
sessions

 + 2 x site walk and character 
workshop

 + 3 x homes and extensions 
workshop

 + Visual survey live, 200+ 
responses

 + Portfolio, Members, Ward 
members



18

Extensions and sustainability 
workshops
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Visual survey

 + Visual survey online 
live, 200+ responses

 + Topics
a. Estate as whole

b. Parks/shops/amenities

c. Extensions

d. Insulation/heating

e. Future changes

 + 67% dont know what 
they can get planning 
for?

80%

72%

83%

77%



Outputs
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Becontree Design Code 
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Retrofit Guide 
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Becontree Design Code - 
PlanX 



No residents live in fuel poverty 
& homes minimise their carbon 
emissions and support LBBD 
2050 commitment. Support 

green jobs & economy

Citizen led co-create approach, 
Protect & enhance Becontree 
character, simplify planning, 
Incentivise retrofit, Balance 
individualism & collectivism, 

Save carbon & eliminate 
fuel poverty

Becontree future 
legacy

 The 15min 
neighbourhood

Healing through 
greening

It is easy, safe and attractive 
for people of all ages and 

abilities to walk, cycle, scoot 
and use public transport. 
Support healthier living

More nature rich open spaces that 
improves air quality, contributes to 
biodiversity, climate resilience and 

health & wellbeing.

Outcomes
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Residents 
Future vision



HEARTS & MINDS, BRICKS & MORTAR




