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ABSTRACT

The government’s Sustainable Communities Plan 2003, is part of a bid to tackle
pressing problems in deprived neighbourhoods and communities. However despite
a positive policy climate and investment in regeneration much current practice in

neighbourhood regeneration lacks meaningful sustainable community involvement.

This dissertation explores the key principles used in re-developing and regenerating

estates and demonstrates how they are-put into practice in the Silwood estate.

The methodology sets out to obtain data and information through investigation of
existing literature relating to the topic and through personal experiences and
perspectives gained from structured interviews with Housing and Regeneration

specialists; and residents occupying the new properties.

The findings revealed that working in partnership and community involvement are
equally important to successfully regenerate estates. However there are many
lessons to be learnt on how both elements are practiced. The Silwood
redevelopment experience demonstrated that having successfully recognised the
problem, developed a vision, formed partnerships and made key changes as
planned, there still remain gaps to be filled and issues surrounding community
engagement post regeneration stage. Without intervention the legacy of
regeneration may not be long lasting and the estate may be at risk of returning into

the previous condition before regeneration took place.

Recommendations are made for the development of a pro-active role that focuses on
building community engagement, increasing communication and fostering residents

involvement in order to build capacity in the community. Community involvement and
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consideration of provision of open and green spaces for families with young children
must be a priority for partnerships at early stages of planning during regeneration
programmes. It is also recommended that management of new communities
consider planning of activities to suit residents’ availability patterns to enable all

residents to have the opportunity to participate in community activities

S. Agyekum \4
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The process of regenerating an estate has a long time line from beginning to end. It
begins with the recognition that social and physical conditions have deteriorated and
there is a critical need for change. A vision is developed to determine how change
should take place and this is implemented resulting in an outcome that will benefit
both local residents and the surrounding local area. Once development of an estate
had been achieved a bigger challenge of building the capacity of the community
begins. Itis the success of this that will enable the estate to have a long lasting
legacy for many generations to come. Re-building estates is not just about delivering
more homes, clean environment where people want to live but also about creating

communities where people feel happy and secure and want to stay for the long term.

This study will attempt to examine the process of regeneration and community
development and describe the legacy that current regenerated estates leave behind
after re-development has taken place. Through in-depth research and structured
interviews this study will attempt to identify the remaining challenges for
regeneration, areas in need of improvement and make recommendations on how to

improve the problem or how it can be done differently.

W
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1.2 RATIONALEFOR TOPIC SELECTION

Re-developing an estate can be challenging, as it involves various organisations and
groups working together in partnerships to achieve one goal. Across the UK,
regeneration programmes, such as the Thames Gateway and the 2012 Olympics are
currently at the heart of the government’s agenda to deliver Sustainable

Communities in areas considered to be in high demand in the UK.

The government’s policy on building sustainable communities and vast investment

has provided the necessary tools, support and guidance to work in delivering well

designed, decent affordable homes and communities for both social housing

| residents and homebuyers. However, an even bigger challenge exists on how to
successfully build capacity of a newly formed mixed community after a regeneration

programme as taken place.

Although Community involvement has been growing within urban policy in the last 10
years, with national programmes such as the Neighbourhood Renewal Unit, which
works to narrow the gap between deprived communities and ensuring communities
benefit from effective public services through social inclusion, there are no simple
answers to what works in facilitating community engagement (Facilitating community

involvement, 2004).

This study is relevant and appropriate because it establishes that the physical
aspects of estate regeneration can be achieved however there needs to be an
understanding of the socialisation aspect, for example, how people behave and how

to deal with them, as part of the regeneration process. It will attempt to find out how

M
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communities in re-developed estates can be developed into sustainable communities

and what measures can be used to help this happen in practice.

Due to the vast scale of regeneration projects and the complexities associated with
different partnerships and building inclusive communities, a combination of specific
skills and expertise are increasingly being required, for example, according to the
Prime Minister Gordon Brown, “raising skills levels across the Thames Gateway will
be vital to ensuring the success of the regeneration projects” (LSC press release,

2007).

This study will not only fulfil an ambition of experiencing regeneration, as an aspiring
housing and property professional, but also provide the author with transferable skill

and knowledge for a future career, such as, what works in estate regeneration.

This project will provide sufficient information into how different partnerships work in
estate regeneration programmes, what is achieved at the end of it and lessons that
can be learnt for future programmes. It is therefore of specific interest to aspiring
regeneration professionals and practitioners, as well as residents and other partners

living and working in Silwood estate

W
e e e e e
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1.3 AIM

The main aim of this dissertation is to conduct an in-depth study of a large
estate that has undergone regeneration and recommend how the legacy

arising from such schemes can be fully realised.

1.4 OBJECTIVES

The following was used to ensure that the aim of the project is achieved:

1. To review Central and Local Government approaches to successfully

| regenerating estates.

2. To review a case study of Silwood Estate’s regeneration programme, as it
is held to be exemplary of the way key partnerships and strategies are

used for building capacity for community involvement.

3. To analyse and evaluate findings from interviews with residents and
professional bodies involved in the regeneration process at Silwood and to

evaluate the impact of the re-development and legacy to the estate.

4. To outline key lessons learnt, identify areas for improvements and develop

recommendations on how these can contribute to improving future estates.

S. Agyekum 5
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1.5 METHODOLOGY

There are various ways to conduct a research study. Due to the complexities
and scale involved in estate regeneration the methodology used for this
dissertation has been literature research through desk study and interviews

conducted face-to- face.

Central and local government and policy documents, news articles, journals,

meeting minutes and text books were also consulted to validate the research

To achieve the aims and objectives information and data will be sourced

through:

e An investigation of existing literature relating to the topic area;

e An in-depth analysis of an estate regeneration case study - Silwood

e Consultation and interviews with:

a) Project Manager

b) Local Authority Officer

c) Community development officers

d) Local residents

The interview questions will be structured to address as much as possible the
questions posed by the objectives of this dissertation. In structuring these questions

therefore, a set of key requirements were identified:

S. Agyekum 6
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e Simplicity: questions should be easy to understand, transparent and ensure

accountability;
e Scope: questions should overlap as little as possible;

o Robustness: questions should be unambiguous and independent of

assumptions;

o Relevance: questions should relate to a reasonable time horizon and be

relevant to the area under analysis.

Interviews were selected as the most appropriate and effective method for gaining
realistic feedback on the topic area being investigated as it will provide professional
perspectives as well as personal experiences of the individuals involved in the

process of regenerating the environment being studied.

It is intended that one interview will be held with each participant/s but the interview
questionnaire will be emailed to the participants in advance to enable them to
prepare their response and feedback ahead of time. Once the interview sessions
have been completed for all the participants a detailed analysis of the participants’
feedback will be undertaken alongside data information sourced from the literature
review and case study analysis. This will then form the basis upon which conclusion

will be drawn and inferences made.

Although it is anticipated that every attempt will be made to achieve each objective
set, limited information or difficulty in getting participants for interviews planned may
occur. However, a time scale will be planned accordingly to allow unexpected

sifisations to he rasalved
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It is acknowledged that the focus upon one estate (Silwood) has its limitations:
however, it does enable the author to examine an in-depth analysis of the process of

regeneration.

\ﬁ
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1.6  SYNOPSIS
This study comprises of five chapters:

This chapter takes an introductory look at the topic highlighting the aims ang
objectives of the research. |t explains the research methodology, literature and

explains the rationale for selecting the topic.

outlines information on the key drivers used, and the effect and impact that

régeneration is intended to have on the communities it serves.

Chapter three gives an in-depth picture of an estate that has undergone recent re-
development. It outlines the aim, purpose and process of the programme and

highlights partnerships that were involved.

Chapter four analyses the findings complied from structured interviews on selected
partners. It reveals the impact the régeneration programme has had on the

community, the level of community involvement, and lessons learnt,

Chapter five draws conclusions to the study in its entirety and makes

recommendation on measures for resolving issues raised from findings such as a

Nnew service
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CHAPTER 2: SUSTAINABLE COMMUNITIES: A NEW APPROACH

21 INTRODUCTION

Year on year, urban policies and renewal initiatives have been developed by
governments to guide the public and private sectors in regenerating housing estates
that are experiencing social problems. However despite physical improvements and
vast investment across the UK the challenge of sustaining and securing regenerated
estates still remains pressing. Tackling these fundamental issues is a national, as

well as local, challenge.

| In a bid to resolve this fundamental problem, on a national as well as local scale, the
government has developed the Sustainable Communities plan (2003) with principles

on how to build better homes, develop and sustain communities.

Through a number of new reforms, strategies and ambitions, the government
believes that its new plan will not only renew and modernise communities with
decent homes and sustain stronger communities but also inject additional benefits

for local residents, such as employment and education

This chapter starts with a short introduction on what regeneration is expected to
achieve and reviews existing policies and strategies produced-by the government to

successfully regenerate declining estates.

S. Agyekum 10
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2.2 ESTATE REGENERATION — A brief introduction

The term Regeneration has many meanings ranging from large scale activities that
promote economic growth to neighbourhood interventions that improve quality of life
for communities. The government’s view is that ‘regeneration is a set of activities
that reverse economic, social and physical decline in areas where market forces will

not do this without support from the government’ (ODPM, 2006: 6)

The purpose behind key regeneration initiatives is to ‘tackle multiple deprivation in
the most deprived neighbourhoods in the country, giving some of the poorest

| communities resources to tackle their problems, including poor job prospects, high
levels of crime, education under-achievement; poor health, and problems with
housing and physical environment’ (Neighbourhood renewal unit, 2005). The aim is
to bridge the gap between these neighbourhoods and the rest of England’ with
specific emphasis on achieving outcomes that will bring real benefits to the people

living in the most deprived neighbourhoods (Neighbourhood renewal unit, 2005).

According to the government framework for regeneration 2008, estate regeneration
programmes are planned and expected to work to develop, improve and make
physical, social and environmental changes to a particular area and community and
also improve the lives of local people and business networks. In doing so they

should:

e secure long-term change, by tackling barriers to growth and reducing

worklessnhess

N
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e improve places by making them more attractive to residents and investors,

enabling new and existing businesses to prosper;

e foster ambition and unlock potential in the most deprived areas
by breaking cycles of poverty; enabling everyone in society to gain more
power in decisions made which affect them, and to take advantage of the

economic opportunities that regeneration brings;

o supplement (not replace) and help to improve the flexibility and targeting of

mainstream government services in underperforming areas;

e deliver sustainable development which contributes to people’s satisfaction
with where they live as well as wider Government goals ande open up

opportunities to create more equal communities

e create safe environments where communities have improved crime and

safety.
e provide good access to convenient and safe transportation networks

(Communities, 2008: 7)

Regeneration starts with investment interest from stakeholders, however funding
from the government is required to follow it through. Existing estate programmes
involve public sector funds but is only successful when private investors such as

owner occupiers, make a strong commitment on an area (communities, 2008).

| S. Agyekum 12
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2.3 SUSTAINABLE COMMUNITIES AGENDA

On 5 February 2003, the Deputy Prime Minister launched the Communities Plan

which set out ‘a long-term action programme for delivering sustainable communities
in both urban and rural areas. The aim of the plan is to tackle housing supply issues,
the root causes of deprivation and raise the quality of life in parts of the UK, such as

London and the South East, over a period of 10-20 years (ODPM, 2003).

According to the plan, ‘housing, in the past, were built in a way that failed to put the
needs of communities first and with a rapidly growing population in the UK, needs of
the economy, serious housing shortages in London and the South East (ODPM,
2003) It is therefore clear that the government believed that change a was imminent

and this was an opportunity for it to happen.

In the Sustainable Communities plan, the Deputy Prime Minister justified the
government’s ‘step change’ to regeneration by stating that, “successive governments
had failed to tackle the issues and the gap between the need for new housing and
what is being provide, and as a result “too many people are not having access to
decent affordable housing in decent surroundings” and “homes are in poor condition
occupied by vulnerable people and there are shortages of housing stock and a lack
of affordable homes for people on moderate income such as key workers” (ODPM,

| 2003:3).

In 2004, Kate Barker, an economist who works for the Treasury and is a member of
the Bank of England Monetary Policy Committee, published a wide ranging review

on housing Supply. The Barker Review called for further increase in housing growth.

l S. Agyekum 13
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The review found that “households in England are expected to increase by an
average of 155,000 a year over the 1996 to 2021 period” and this had been a result
of a persistent inadequate supply, over the last 30 years (Barker, pg7, 2004).

The review suggested that “a weak supply of housing contributed to macroeconomic
instability and hinders labour market flexibility, constraining economic growth” and
therefore this posses as a threat to the long term prosperity of the UK, if action is not
taken to increase the supply of new housing’ (Barker, 2004).

It was recommended that “17,000 per year increase in the provision of social and
affordable houses, requiring annual investment building up to around £1.2 billion, in

order to meet the flow of new needy households (Barker 2004).

The government established that re-building estates was the key to injecting
prosperity to communities and wider regions by working with authorities to seek an
extra 200,000 levels in London and four growth areas including Thames Gateway
(ODPM, 2003). However the government alone cannot provide complete funding and
have therefore designed their investment so that it is attractive to private investments

to contribute and participate in regeneration programmes.

The government has also committed to increase the rate of house building from
150,000 per year today to 200,000 by 2016 by providing £40 million funds to support
housing growth in areas of high demand (barker review government response
summary). This includes £5bn for more affordable homes, new growth areas such as
£446m for Thames Gateway, £2.8bn to bring council homes up to a decent standard

on building (ODPM, 2003)

According to the Department for Communities framework for regeneration (2008),

between 2007 and 2011, the government will invest over £13bn in programmes that

S. Agyekum 14
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contribute heavily to regeneration through English Partnership (EP); the Housing
Corporation (HC), (now merged as the Homes and Communities Agency (HCA) the

Regional Development Agencies:-and local government (ODPM,2003).

The Housing and Regeneration Bill launched in November 2007, was developed to
carry out the government’s plan. It established the new Homes and Communities
Agency (merging the HC and EP), which focuses on delivering more affordable
homes across all tenures, providing grant funding for social housing and investing in
infrastructure. Following the new bill tenants are now given more choice and a
voice over how their homes are managed, there are now changes to the way service
providers work to give citizens and communities a bigger say. Local partners can

‘ now respond more flexibly to local needs: reduction on the amount of top-down

control from central government and to enable citizens and communities to play their

part (Housing and Regeneration Bill, 2008).

2.4 WORKING IN PARTNERSHIP: Public and Private Participation

The Sustainable Communities Plan (2003), states that one of the key delivery
vehicles used in successfully building homes and communities is through working in
partnerships between the public, private, voluntary and communities sectors (ODPM,

2003).

Working in partnerships is a concept to work towards a common goal. The
government believes that it is particularly important for partnerships to have a multi-
agency approach in regenerating areas that are suffering from decline because it

enables the coming together and participation of different experiences and

| /’——E
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expertises, from both local and national level. For example Local level participation
enables people, such as the police and residents, who live and work in the area, to
have a better understanding of the issues arising. From that perspective those
stakeholders are more able to develop effective ways of dealing with issues, such as
unemployment, poorly managed housing, crime and area abandonment, with the

: guidance of housing professionals and government bodies also plays an important

role.

According to the government plan, “maintaining a good management and structure in
working with stakeholders such as Local Authorities (LA), to help facilitate the
speedy development of new housing” is key to delivering sustainable communities
(ODPM, 2005). This is because they provide local leadership and are capable of
creating or being involved in public private partnerships that unlock investment and
they also have a significant direct impact on the success of the communities they
serve (ODPM, 2005) In return, the LAs benefit in meeting housing delivery targets

set including, “better balanced housing market could help to stem the tide of rural

f migration, help to increase the provision of affordable housing through funding,

' attract employment to the area and modernises the local stock (ODPM, 2005).

The government advises that as part of its new approach “the development and
implementation of a truly corporate strategy for housing delivery should now be a
priority for every authority (ODPM, 2005). It also encourages local authorities to
continue to develop their strategic role in relation to housing delivery and to take

ownership of housing market development in their area (Communities, 2005)

S. Agyekum 16
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2.5 COMMUNITY INVOLVEMENT AND CAPACITY BUILDING

Alongside working in partnership, the government also suggests, in its Sustainable
Communities plan that involving and engaging the community is also key to

delivering to successful estate regeneration.

The sustainable communities plan explains that ‘communities will be sustainable
only if they are fully inclusive, particularly in declining neighbourhoods, within
vulnerable communities and groups in society where basic minimum standards of
‘ public services are delivered’ (ODPM, 2003). Gaining community participation and
involvement right from the beginning of the regeneration process is described as key
to enabling local people to gain effective benefits of regeneration activity (Carley, M

et al, 2000).

According to the Statutory Guidance for the Local Government and Public

Involvement in Health Act 2007, there is growing evidence, from both the UK and

abroad, that involving citizens in local decision making and service provision has a

number of benefits. These include:

« strengthening the democratic legitimacy of government and the civic life of the
community;

e more efficient and effective services that better reflect the needs of users and
have higher levels of customer satisfaction;

e safer communities and a more attractive built environment that meets people
needs;

e strengthening community cohesion

(HM government, 2008)

W
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According to a study by Joseph Rowntree Foundation: Area Regeneration
Programme, 2002, involving the communities is fundamental to the success of
regeneration programme because if communities are excluded at the beginning of
the programme then there is a danger that the wrong issues will be prioritised and
resources misdirected or wasted. As a consequence, gaining meaningful

involvement at a late stage would be almost impossible because early successes are

essential to maintain community involvement in the long term (Carley, M et al, 2000).

Community involvement can take many forms from relatively low levels, such as,
residents being provided with information or consulted through public meetings, to
higher levels, when residents are involved in the decision making process during the
process of regeneration. However to in order for successful regeneration to occur,
local people have to be involved, through consultations and awareness right from the
early stages to be equipped with the skills they need in order to have an impact

(Carley, M et al, 2000)..

From a legislative perspective, Creating, Strong, Safe and Prosperous: statutory
guidance requires that local authorities and their partners have a duty to involve
around Local Area Agreements in the Local Government and Public Involvement in

Health Act 2007 (HM government, 2008).

Paragraph 2.15 of the statutory guidance requires “authorities to take those steps
they consider appropriate to involve representatives of local persons in the exercise
of any of their functions, where they consider that it is appropriate to do so”. It

specifies the three ways of involving that need to be covered in this consideration:
S e T S O A S i
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« providing information about the exercise of the particular function
« consulting about the exercise of the particular function
* involving in another way

(HM government, 2008).

The Local Government Public Involvement in Health Bill, 2007, introduced a new
settlement between central and local government, and between local governments,
its partners. It established that local authorities should engage their citizens, lead
their communities, and find new and more effective ways to deliver high quality
services with their partners (HM Government, 2008). Groups such as the Local Area
Agreement (LAA) have formed in borough across England have now had the
opportunity to set their own vision for their communities, while empowering local

people to deliver their vision.

According to the Local Government White Paper, “the duty has enabled a new
settlement between central government, local government and citizens, for example,
councils and local public service partners are already working together and in
partnership with local businesses, third sector organisations and local people to

improve local well-being” (HM government, 2008).

Capacity building is increasingly been considered to be an important element of
effective involvement. It refers to the process of developing the abilities of local
people to organise themselves so that they have more influence over the process

and involvement in the outcomes. This includes aspects of training, consultancy,

S. Agyekum 19
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organisational and personal development, mentoring and support (Carley, M et al,

2000).

Local development frameworks have been designed so that local communities and
stakeholders are involved much earlier in the process of preparing plans than has
traditionally occurred. This will help to secure community ‘buy in’ to the aims and
objectives of frame-works which in turn means that they are more likely to be

deliverable (ODPM, 2005).

26 SUMMARY

This chapter addressed the objective one of this study by describing factors that lead
to a the government’s new approach to regeneration programmes, such as the
Barker Review’s calls for more affordable housing to meet increasing population. It
also provided explanations to why problems had occurred. For example, problems
may have increased following processes of the past, and the review confirmed that
“‘quality of service to consumers and considerations of sustainability, design and

innovation had been secondary to the desire to secure land” (Barker, 2004).

The Sustainable Communities Plan marks a ‘Step Change’ in how estate and
communities are regenerated because revitalising urban areas is a vital component
to achieving the government’s aim of meeting the need for housing numbers and
creating mixed communities that have a balance of homes, jobs, services, open
space and leisure facilities, making places where people will enjoy living and |
working. The combination of a growing population, increasing demand for housing, |

large numbers of estate’s buildings and social atmosphere as well as communities in
- ]
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a state economic decline, the government and local authorities are taking forward
the challenge of how to provide significant growth and development together with

new community infrastructure (ODPM, 2008).

Under the government’s plan, investment and participation of different organisations
and local people involvement is key because it should bring a pool of different
experiences and expertise to a create mixed and inclusive communities that will
enjoy the additional benefits of: “increased prosperity, reduced inequalities, tackling
crime and anti-social behaviour, raising standards, devolving and delegating
decision-making, providing greater flexibility and choice for customers*(ODPM,
2003). In addition to these first time buyers and key workers such as nurses and

police will have the opportunity to buy properties at an affordable rate.

In the July 2007 Green Paper on Housing 'Homes for the Future: more affordable,
more sustainable', the Government announced a new drive to provide the homes
urgently needed for this and future generations. This included plans for: more homes
backed by more ambitious building targets to achieve a rate of 240,000 new homes
per year by 2016 (communities, 2007). In addition to this “200,000 extra homes are
planned for the four growth areas identified in the Sustainable Communities Plan”.
This implies house building rates increasing by approximately 20,000 extra houses in

England from 2006 to 2016 (Barker, 2004).

Legislation such as The Housing and Regeneration Act 2008 implements provisions
which help deliver the government’s housing supply ambitions; to empower tenants;
and to ensure affordable housing provision works and more effectively and efficiently

(Housing and Regeneration Act, 2008)

M
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CHAPTER 3: SILWOOD ESTATE: A PRACTICAL PRESPECTIVE OF ESTATE

REGENERATION

3.1 INTRODUCTION

Chapter 2 explored Central Government’s plan, to develop sustainable communities
through regeneration programmes. It described the key strategies that the plan has
developed to enable effective benefits, including, working in partnership and
involving communities. A few of the achievements made under the Sustainable Plan
were also cited, however in order to fully understand the impact that the Sustainable
Communities Plan has had on estates and communities that have been re-built

under regeneration, a realistic perspective and experience is required.

Having developed an understanding of the delivery vehicles and legislation used in
regeneration programmes, this chapter illustrates in-depth how these mechanisms
are put to practice by exploring the processes that were involved during the SRB
Silwood Regeneration Programme. Silwood is a large estate that has undergone
regeneration and is held to be exemplary of the way key partnerships and strategies
are used for building capacity for community involvement. To provide information
documentation from the parties involved, such as LB Lewisham and Southwark, are
cited along with extracts from structured interviews with partners such as Project

Manager and Decanting Officer. The findings of the structured interviews will be

discussed more fully in chapter 4.

e
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3.2 BACKGROUND

Silwood estate is situated on the boundary between the London Boroughs of

Lewisham and Southwark.

The Silwood SRB is a cross borough partnership with Lewisham Council as the
accountable body. The estate has been identified in Lewisham’s Housing Investment
Programme (HIP) Strategy Statement as a ‘priority area’ in need of physical, social

and economic regeneration (LB Lewisham, 2006).

The borough of Lewisham, whose population is 250,000, lies in South East London.
The borough is therefore part of the most culturally diverse and vibrant city in the
European Union. For example, out of the population 66% are white, 23.5% are black
and 3.8% are Asians (LB Lewisham, 2008). The index of Multiple Deprivation ranks
Lewisham at 53 in England and 10 in London. The map below illustrates areas

gradually rated as deprived and used as criteria for areas in need of regeneration

(LB Lewisham, 2008).

23
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The English Indices of Deprivation 2007

Irdices of Daprivation 2007
I 0%-10% Meet deprived
B 11 %-20%

I 21 %-20%

B 21 %-40%

B a1 -0

B 51 %-€0%

B 51T

1 %-50%

B %-50%

31%-100% or 0%-10% least deprived

»

Saurca: index of Mwtple Depnivation, Communities and Local Gavarnment, 2007

Fig. 1 Map of the areas rated as deprived and used as criteria for measuring areas

in need of regeneration (Lewisham, 2008)

Concept of multiple deprivations, according to the Social Disadvantage Research
Centre (SDRC) at the Department of Social Policy and Social Work, is ‘measured

and recognised by the experiences by individual Living in an area’.

The council’'s aim is ‘Shaping the Future’ by driving the borough for change. Its
strategy provides a common goal for all partnerships and partners, from the
community, public, private and voluntary sectors, to work towards delivering

sustainable communities in the borough by 2020 (Lewisham, 2020).

%
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LB Lewisham highly focuses its development strategy through partnership and
investment by bringing together responsibility for major physical development, capital
programme management and area renewal strategy regeneration of council estates,
through the Housing Corporation (HC) Annual Development Program (ADP) in

2001/02 (Lewisham, 2007).

Lewisham council's registered social landlord (RSL) partnership group is responsible
for commissioning affordable housing and managing the programmes of all new
housing invested through RSLs in the borough. The principle source of investment
for regeneration programmes is £20 million per year, from the Housing Corporation
(now H & C agency). In addition council’s capital programme investment and specific
regional grant pots provides further funding to support the delivery of new affordable

housing (Lewisham, 2007)

To help in delivering the council’s target the borough uses partnerships such as the
Lewisham Strategic Partnership (LSP) comprising of public, private, voluntary and
community sectors. Lewisham ensures progress of regeneration programmes by
supporting partnerships and partner agencies in their Sustainable Community
Strategy. There are also Local Area Agreements (LAA) which ensure that all

partners progress towards achieving priorities (Lewisham, 2007).

3.3 EVIDENCE OF NEED

The old Silwood Estate was constructed in the1960s and comprised a mixture of 11
storey high slab blocks and four and six storey maisonette blocks. Additionally there
were terraced houses, a 3 storey flat block, some community facilities such as a
nursery and community hall, and a small number of 1-bed flats above a row of

shops. The total of properties on estate came to 902 units. The design, condition and
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location of the estate were described by “Silwood online” (a website set up by the
regeneration partnerships) as being poor in condition including four tower blocks,

which were badly in need of repair and, in some cases, major refurbishment (silwood

online).

According to the Silwood Regeneration Project Initiation, 2006, an independent
baseline survey was commissioned in February 1999, to evaluate resident’s views
about their homes, the estate and community facilities as well as aspirations for
staying or moving on. The response showed that “65% of residents preferred the
option of demolishing and rebuilding the estate including the pre-provision of a

nursery and community facilities” (Silwood project team, 2006: 3).

3.4 SILWOOD SRB PROGRAMME

The aim of the Silwood scheme is to “comprehensively redevelop the Silwood
Estate by providing a mixture of tenure and housing options including new social
housing and in addition provide a range of amenity, educational and community

improvements for residents in and around the local area” (LB Lewisham, 2006).

The Scheme also planned to use physical renewal as a vehicle to improve the
Silwood estate environment and tackle the high levels of deprivation and social
exclusion. In doing so, it was expected that the regeneration

of the estate would provide modern new homes that meet local people’s needs

and which make use of the most up to date ideas about design and material (silwood

online)
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The development of Silwood has straddled three major government policy objectives
under national programmes of SRB, Neighbourhood Renewal and Sustainable
Communities Plan. The emphasis throughout has been to use public funds as a
catalyst to lever investment into the physical and social capital of deprived areas.
The investment in Silwood meets with changing urban policy objectives over the past
10 years and also with Lewisham’s objectives under the Housing Commission (LB

Lewisham, 2006)

3.5 PROGRAMME FUNDING

Funding for Silwood regeneration programme was valued at £110 million (silwood
online). Access to funding was key to enabling the regeneration programme to take
place. Funds came from a variety of sources including the Single Regeneration
Budget (SRB) under the Government’s SRB Initiative and matching funding from the
public and private sectors including, the Housing Corporation's housing grant such
as the social housing grant, money from L&Q and PHA and money raised as private

loans for a period of 7 years from 1999 to 2006 (LB Lewisham, 2006).

3.6 PARTNERS AND PARTNERSHIPS INVOLVED

The lead partners for the regeneration programme of Silwood were London
Boroughs of Lewisham and Southwark because they owned and managed the
existing Silwood Estate. However, to effectively regenerate the estate a combination

of organisations and groups from the public, private, voluntary and the community

sectors were and are involved and work closely to renew the estate. This practice,
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called ‘Partnering’ between Registered Social; Landlords (RSLs), such as London
and Quadrant Housing Trust (L&Q) and Presentation, and the LB Lewisham and
Southwark working together to build and manage new homes over a 8 year
programmes, has existed since the year 2000 (silwood online). This group of

partners is categorised in this study as the inner partnership.

The “inner partnership” represents those who provided funding, planning, building
and management in the initial stages of the regeneration process and some of which
still contribute to the estate’s development afterwards. Another group of partners that
contributed to the regeneration of Silwood are categorised in this study as the “outer
partnership”. They include organisations, groups, agencies or businesses that

provide a mixture of support that is aimed to benefit the residents and community.

The following briefly explains the role and purpose of the inner partnership as they
are core to the regeneration process. Information of partnerships were acquired from
interviews with the project manager from Bailey Garner and the Decanting Officer

from LB Lewisham Council.

3.6.1 Inner and outer partnerships

Silwood SRB Team — The SRB team existed during the re-development stages of
the programme from 1999 — 2004. The purpose of the team is to deliver significant
improvements to the lives of some of the most disadvantaged people in the borough.
The Silwood SRB team included representatives from the local area, partners
involved in the regeneration and residents living at Silwood. See fig 1. 3 illustrating
this partnership as the core partners. The role of the SRB team was to manage and

run the project, for example, moving residents from the old estate into new homes
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and monitoring the organisations and providing funding for community initiatives and
services. The team’s office was based in the estate and enabled the project to run on

a local level.

London and Quadrant (L &Q) - Registered Social Landlord organisation (non-profit
regulated by the Housing Corporation) was key in the regeneration process because
it was responsible for building a majority of new homes on the estate. L&Q now
manages and works in the wider community to help renew the neighbourhood by, for
example, providing repairs and maintenance service to social housing tenants. In
addition to this they provide part of their properties for sale in partnership with Tower

Homes (which specialises in low-cost homeownership and starter homes).

Presentation Housing Association (PHA): Presentation is a black minority ethnic
(BME) led housing association and also a RSL. It works closely with L&Q and other

partners to manage the regeneration of the local area.

Higgins Construction PLC - This construction company that specialises in public
sector housing schemes, particularly estate regeneration and new build schemes
was contracted to demolish and rebuild new homes on the new estate. The
construction team involved in the redevelopment programme were based in the
estate. Apart from its main duty it also set up community training and local

employment initiatives for local people in the area (Higgins, 2009).

W
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Bailey Garner — This organisation comprising architects, building and quantity
surveyors, health and safety advisors and project managers, acted as the project
managers for the programme. Their role included, supervising the demolition of the
existing buildings and the construction of the replacement units on behalf of the two

housing associations, working closely with Higgins Construction.

Housing Corporation (now Homes and Communities Agency) The Housing
Corporation is key to regeneration activities at Silwood as considerable government

funding comes from this source

Silwood Residents Forum - existed during the building of the homes and the
estate. The purpose of the Forum was to ensure the wider community had a voice
and was able to respond to consultation during the project. The Forum held open
meetings every month so that residents can hear about what's happening and make

suggestions.

To confirm their partnership, commitment and consensus on one goal, the partners

signed a vision statement. See aftached appendix 1 for Vision Statement Document.

The outer partnerships represent groups and organisations that work to support the
regeneration process such as re-building and engaging the community, for example
the local police who provide security and surveillance and give residents a sense of
reassurance that they are safe. Diagram 1 also shows outer partners involved in the

new estate.

M
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3.6.2 The process of re-building the estate

The regeneration programme was planned between the years 2000 to 2008. See
appendix xx showing a detailed timetable of the process of re-development. The
table also give details of the number of existing and new build properties involved
and the key stages of the development including re-housing, demolition, new build

and refurbishment

Re-developing of homes in Silwood was sectioned into 4 phases as shown in the
map below. According to Silwood newsletter, this allowed better control of the

buildings and reduced the potential for hazardous risks and disruption.

PEASE 1 wADER
SEISTAEE T

THASE &

Fig 1.2 Map of phases for building in the Silwood programme (silwood online
2009)

The strategy used in demolishing and rebuilding was gradually phase by phase.

According to the Silwood newsletter dated 24™ July 2004, ‘the ‘nibbling’ method
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allows greater control and removes the potential risk of damage to the surrounding
homes’ (LB Lewisham, 2004)

Community consultation and involvement played an integral part during the life of the
project. According to Silwood online : Silwood SRB team, L&Q and Presentation
recognised that talking and listening to residents is an important part of making the
project a success and they have been consulted at every stage” (silwood online). It
also states that “part of the money to improve the estate has funded projects for local
residents to support and developed the estate to a more sustainable community”
(silwood online). Some of the activities that took place to give residents moving into
the estate an opportunity to be informed and engage included the establishment of
the Silwood Residents Forum (discussed above). Another key group was The
Design Group comprising of residents, architects, the council and housing
association representatives. This group worked in partnership with the SRB team, on
the design of the new homes for phase one of the programme so as to ensure that
homes that were built was to the satisfaction of the local residents. The group looked
at emerging designs on room layout_to ensure that they # corresponded with the
‘Secure by Design’ requirements — that homes were designed to reduce crime. It
also gave residents an opportunity to have their say on what they would like include

in the design:

3.7 SUMMARY

This chapter has examined the process of regeneration on Silwood Estate by
providing in-depth information on the key elements that were involved. The aim of

the programme was established to be one that provided a new development
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incorporating a sustainable mixture of affordable and private housing, avoiding the
creation of ‘exclusive‘ and divided communities, with an addition of innovative

services and facilities that would benefit the residents and community as a whole.

It has also established that the reason for re-development of the estate was as a
result of previous housing stock not meeting with the ‘decent home’ standard.
Newly built homes, using the latest sustainable building techniques and urban
design, with an addition to affordable housing stock were therefore justified as the
most appropriate means of rebuilding and revitalising the estate, its community and

the surrounding area.

As required under government regulations, the development of Silwood Estate
programme was underpinned and complied with government policy objectives under
national programmes of SRB, Neighbourhood Renewal and Sustainable
Communities Plan. In doing so it also contributes to the need for more affordable

housing supply in London and the South East

The process for regeneration was taken by a combination of different partners and
partnerships who provided funding, expertise, management and support. They were
categorised in this report as 2 groups, the inner partnership (provided funding and
management during the early stages of regeneration and the outer partnership,
which provides continuous support to help in building the community. The result of
this has been a total of 343 homes, 239 of which are for outright sale and 104 other
homes comprising of a mixture of flats and houses with around 30% offered under

shared ownership (LB Southwark, 2009). This has provided modern decent homes
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for social housing tenants as well as opportunities for key workers such as nurses,

first time buyers to buy at affordable rates.

According to LB Southwark “the scheme interacts physically and aesthetically with |

the surrounding area creating a new urban grain that opens up the area and its

people to new aspirations and opportunities”. This includes rail arches to be
developed as part of the east London line extension, the new City Academy
(secondary school) which is within approximately 10 minutes walk of the site and the |

close proximity to local transport links (LB Southwark, 2009). |

The council states that, the new dwellings will not only provide more modern and
comfortable homes, but will also be more thermally efficient and more secure and
will comply with the ‘Secured by Design’ standards set by Metropolitan Police to
reduce crime and the fear of crime, for example, approach lights will be fitted to
houses, and the new traditional street layout will improve visibility dramatically, thus
helping to reduce burglary. It is therefore anticipated that the new development will |

have a large positive impact on crime and disorder on the estate and on all residents’

lives (Southwark, 2009). |

%

S. Agyekum o 34 “
2009 I




University of Greenwich
BSc (hons) Estate Management

CHAPTER 4: EVALUATION / DATA ANAYLSIS

41 INTRODUCTION

This chapter reveals the findings from the structured interviews that were conducted
on selected individuals involved in the regeneration of Silwood SRB programme. It
describes the steps taken by the author to acquire information from participants and

summarises the findings.

Participants that were selected included residents of the new estate who have lived
on the estate for 10 years and over, a Local Authority Officer, the Project Manager
for the programme, the Tenants Residents Association Chair and the residents’

representative to the Silwood Regeneration Forum.

Interviews were conducted to give an-in-depth perspective based on interviewees’
extensive and direct experience of working and living on the estate, during and after

the programme.

from participants will fulfil the objective 4 of this study, which is to analyse and
evaluate findings from residents and professional bodies involved in the regeneration

i
‘ It is anticipated that the questions set for the interview and the information provided
process and evaluate the impact of the re-development and reveal the lessons

learnt.
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4.2 MEETINGS AND INTERVIEWEE SELECTION

During the research process the author attended a number of meetings such as the
Silwood Community Forum on the 4" of February (see appendix 2 for minutes) and
the Community Open day held on the 1 of April 2009, at the Lewington Centre in
Silwood Estate. This enabled the author to meet and engage with partners involved
in the regeneration of Silwood SRB. It also helped in selecting and consulting
interviewees and also deciding on the structure of the interview questions. The
Meetiﬁgs raised questions about the level of community involvement in the new

estate, as a very few residents were present.

4.3 STRUCTURED INTERVIEWS AND FINDINGS

Building better housing and environments is often said to help improve both
immediate and longer term circumstances of residents. In order to gain a realistic
view and perspective of how partnerships worked together as well as what residents
experience during a regeneration programme, 9 selected participants were consulted
and approached, by face-to-face contact as well as electronic emailing, to take part

in a structured interview. Others were consulted for information about the estate.

Table 1.1 below shows a list and details of participants who confirmed to taking part

and were subsequently interviewed on separate occasions.
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Job Title Organisation Representing Date of
interview

Silwood Resident 1 London & Quadrant Housing Association | 22/03/09
Silwood Resident 2 London & Quadrant Housing Association | 23/03/09
Silwood Resident 3 Presentation Housing Association 26/03/09
Silwood Resident 4 Presentation Housing Association 27/03/09
Chair Tenant Resident Association (TRA) 28/03/09
Resident Representative Silwood Regeneration Forum (SRF) 28/04/09
Community Centre Manager London & Quadrant Housing Association | 01/04/09
Project Manager Bailey Garner (Consultants) 02/04/09
Silwood Video Group Manager Spectacle (Multi-media company) 07/04/09
Decanting Officer London Borough of Lewisham 08/04/09

Table 1.1 List of contacts for interviews and information on Silwood

4.3.1 How Partnerships Worked

The Project Manager (Bailey Garner) for the Silwood SRB programme and the
Decanting Officer (LB Lewisham) participated in an interview following
correspondence with the author. The two partners were selected because they had
extensive experience having worked on the Silwood programme from the beginning.
For example the project manager led the Silwood Regeneration Forum and the
Decanting officer allocated residents to the new estate and has had continuous

consultation with residents in the pre and post development stages.

Following individuals’ consent, a sample of the questionnaire was sent to both

partners to view pending arrangement of an interview date. [t was however agreed

\
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between both participants and the author that it would be appropriate to complete the
questionnaire and return by electronic email. This followed a number of failed
attempts to arrange a suitable day to meet as a result of the participants busy
workload. A summary of the findings from the completed questionnaires (see
appendices 3-7 for full interviews of Project Manager, Decanting Officer, Community
Developer (TRA and resident representative at the Silwood Regeneration Forum

and 2 residents) are as follows:

> LB Lewisham and Southwark were found to be most challenging to negotiate
planning issues according to the Project Manager.

> Legal issues concerning removing of illegal occupies, such as squatters, in
the first phase proved challenging but it forced partnerships to work closer
and learn lesson for future phases.

» The partnership team was driven by funding strict time scales and financial
targets by the Housing Corporation requiring hard work

» The vision for the Silwood regeneration programme was agreed to have been
achieved by all partners involved and this was marked by attending a close
out workshop where the Vision was reviewed.

> The regeneration programme was challenging to start with as it was a new
concept for many however it became easier as the project continued and its

successes became obvious.
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4.3.2 Level of Community Involvement in the New Estate

The former Chair person to the Tenants Resident Association (TRA) and former
resident representative to the Silwood Regeneration Forum, who also lives on the
new estate, participated in an interview.

The participant was selected because they had not only represented the residents of
Silwood for many years but had also been involved during the process of
regeneration. Selected residents who previously lived in the old estate were also
interviewed to find out their level of involvement in the new estate. Residents were

interviewed in their new homes on separate occasions.

The questions were set to find out what level of community involvement existed in
| the new estate compared to the old one and also what strategies were currently
| being developed or used. See appendices 3-7 for full details of interview. A

summary of the interviews are as follows:

Professional perspective

> Housing Associations and partners managing the new estate have been
supportive and invested in developing community involvement initiatives.

> Strategies that focus on engaging residents and making them aware of the
function of the TRA in the new estate are needed as the level of resident
involvement has fallen in the new estate compared to the old one

> Current community activities, such as, the Community Forum, attended by the
police, Housing Association representatives, to get residents involved. The

M
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purpose of the meeting is to give local residents an opportunity to voice their
concerns. However attendance is low at present.

> Newsletters containing information about the community activities are sent to
residents on monthly bases to keep them updated.

> The new community centre offers free activities for the youth, young children
and educational c