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Beddington Zero Energy Development (BedZED)

Bill Dunster, ZED Factory, Architect

BedZED

BedZED is a mixed development urban 

village for The Peabody Trust. On a 

brownfield wasteland site in the London 

Borough of Sutton, the development 

provides 82 dwellings in a mixture of flats, 

maisonettes, and town houses, plus 

approximately 2,500 m² of  

workspace/office and community 

accommodation including a health centre, 

nursery, organic café/shop, and sports 

clubhouse.

By Train:

To: Hackbridge Station

From: Victoria (every 30 - 40 mins)

The journey time from Victoria is 25 minutes. You 

can also take trains from Waterloo and change at 

Clapham Junction. Turn right out of the station car 

park—BedZED is about 8 minutes walk on the 

righthand side—distinctive wind cowls are visible 

on the roofs.
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TRAIN STN

BedZED

The Big Goal: Ecological footprint = One planet 



“BedZED slob” 2+ planets

“BedZED-Slobs”
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Solar zoning helped plan for high 

density…

Solar Zoning

Workplaces on the north; dwellings on the south.

Density and Solar Access
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Passive Solar Heating—all dwellings have sunspaces…
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Live-work space

Community Space

Well-insulated and massive…

300 mm mineral wool insulation

Masonry walls and floors/ceilings 
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Superinsulated roof gardens

Systems…

•PVs

•PSVs

•CHP

•Living Machine

Heat exchanging wind cowls
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In-flat energy use monitoring
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Biomass CHP w/PV roof,

black water treatment, and

community center

While the original wood-powered 

boiler had to be turned off in 2005 due 

to technical difficulties, in 2017 a new 

biomass boiler was installed.

Original Design

PV glazing and roof-mounted PVs

Solar panels and energy-efficient 

appliances: Extensive solar panels 

provide some of BedZED’s electricity, 

while efficient appliances reduce 

energy bills.
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Alternative transportation encouraged

40 electric vehicle charging stations

2003 vs. 2015

A major success was the introduction of the 
first car club to England which has subsequently 
led to major expansion of the car club network 
in London and other UK cities.

Pedestrian friendly

2003 looking east 2017 looking west
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Green pipes to toilets…

Replacement Membrane Bioreactor (MBR)

Now gone, no replacement.
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Leach field/football pitch
Even the land the eco-village stands on is recycled. 
It was used for many years for spreading sludge from the nearby sewage works..

Stormwater

Water-saving appliances: Dual-flush toilets, 
aerated flow taps and shower heads and 
water-efficient washing machines means the 
average home uses almost 40% less water 
than average metered homes in Sutton.

Local Materials

2003 vs. 2015

Just over half (52%) of the construction 
materials by weight were sourced within 
35 miles.

The bricks came 

from 20 miles 

away.
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FSC Certified plywood and

Construction waste management

3,400 tons of construction material, 15% of the 
total used in BedZED, were reclaimed or recycled 
products. Nearly all the steel in the building is 
reused, much of it coming from refurbishment work 
at Brighton Railway Station.

Recycled and Natural Accessories

Model home vs.

Reality
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So, how is

BedZED doing?

There’s a real sense of shared values as well as a strong community feel at BedZED. 
Combined with the green space nearby and the layout of our streets, it makes it a special 
place to live, and quite unique to London living.

Dave Tchilingirian, resident of BedZED 2018

2003 results

<—2007 Survey of residents

Monitored 

reduction

Target 

reduction

Space heating
88% 

(73%)
90%

Hot water
57% 

(44%)
33%

Electricity 25% 33%

Mains 

water
50% 33%

Fossil Fuel 

car mileage
65% 50%
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Food Growing (2007)

28 households, (39%) of the 71 

questioned, grow some of their own 

food but the extent varies from

a few pots in the sunspace to a 

council allotment.

This is lower than the average in 

Hackbridge of 46%. Of those 28 

households at BedZED, 20 use their

gardens, ten use the on-site 

allotments and one has a council 

allotment!
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The VegVan at Hackbridge Station 

supplements the on-site food supply.

Solid Waste and Recycling
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Summary of likes

Most answers fell into the following 

categories

(shown in order of frequency and number 

of interviewees who mentioned it):

• BedZED community (32)

• Architecture/ design (28)

• Sustainability (21)

• Wellbeing (feeling of space, light, quiet,

health…) (19)

• Garden and sunspace (13)

• Cost (5)

• Location (5)

• Other (uniqueness, modernity…) (4)

• Facilities (community centre, car club,

showers…) (3)

• Size (3)

Summary of dislikes

Most answers fell into the following 

categories

(shown in order of frequency and number 

of interviewees who mentioned it):

• Location (15)

• Lack of wellbeing (temperature, noise…) 

(14)

• Things not working (CHP, hot water, 

repairs needed…) (13)

• Management (11)

• Size (9)

• Nothing (8)

• Crime/ fear of crime (7)

• Parking (6)

• BedZED community (5)

• Design (5)

• Intrusion from visitors (3)

• Sustainability (2)
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You’re on CCTV!
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