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PART B: LONDON & GLASGOW CASE STUDIES  

1 Overview of Report B 

1.1 Purpose of London & Glasgow Case Studies  

This is the second report from the project, Best Practice in Multi-Tenure Development, 

commissioned by the NSW Federation of Housing Associations. The study seeks to position 

community housing providers and the community housing sector to take advantage of increasing 

opportunities to manage, develop and where appropriate lead the development of multi-tenure 

estates and developments. 

The first stage of the project looks are best practice in planning, design, development, operating 

and managing multi-tenure developments in different contexts, including social housing estate 

regeneration, brownfield renewal and infill development. There are two reports from this stage of 

the project. 

The first report of the project (Part A: Best Practice in Multi-Tenure Developments: Australian 

Case Studies) provides an overview of the project, a literature review and five Australian case 

studies in different Australian jurisdictions (Sydney, Melbourne and Adelaide). 

This second report details five case studies in the Scottish and English contexts. These case studies 

provide valuable practice illustrations from jurisdictions where such development has been 

occurring for longer, and where more evaluative literature has been generated compared with 

Australia.  

The UK’s Housing Association (HA) sector is also much larger than its Australian community 

housing counterpart, and Housing Associations in the UK generally have vastly greater experience 

of developing affordable housing, including mixed tenure schemes. Another key difference from 

the NSW context is that HAs are often commissioned as the lead developer in the mixed tenure 

redevelopment of former council estates in Scotland and England. 

1.2 Policy Context of the Case Studies  

1.2.1 Overview  

This section provides a brief overview of relevant aspects of the policy environment in Scotland 

and England as a further context to the Glasgow and London case studies that follow. It touches 

on those aspects of the policy context that may require some explanation from the case studies, 

and does not seek to be a comprehensive review of the relative Australian and English and Scottish 

policy contexts in this regard. 
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1.2.2  ‘Affordable Housing’ in the Scottish and English Context  

Unlike NSW,1 there is no statutory definition of ‘affordable housing’ that specifies the proportion 

of income that will be spent on housing costs to ensure ‘affordability’, although Department for 

Communities and Local Government does provide a broad definition.2 Guidance is also provided 

under the National Planning Policy Framework (NPPF), which sets out a definition of ‘affordable 

rental’3 and ‘intermediate’ housing,4 with eligibility determined with regard to local incomes and 

local house prices.5 

Individual local authorities also provide guidance on eligibility. For example, the London Borough 

of Tower Hamlets, in which the four East London case studies are located, states that ‘the 

Affordable Rent product is intended to address the same housing need as those for Social Rent’,6 

and sets out affordability criteria and rent levels consistent with the NPPF and the London Plan. 

These relate to the proportion of market rent that should be charged on different housing products, 

with these assumed to provide for affordability.7 

Social rents are set according to dwelling size and characteristics rather than in relation to the 

income of the occupying tenants. To ensure affordability, low income tenants instead receive a 

                                                      

1 The Environmental Planning and Assessment Act 1979 (NSW) defines housing as affordable where a 
very low, low or moderate income households (respectively those on <40%, 40-80% and 80-120% of 
median household income for SSD) pays no more than 30% of their gross household income on rental 
costs.  

2 The Department for Communities and Local Government Affordable housing includes social rented, 
affordable rented and intermediate housing, provided to specified eligible households whose needs are not 
met by the market. It can be a new-build property or a private sector property that has been purchased for 
use as an affordable home. 

3 ‘Affordable housing’ is defined as ‘social rented, affordable rented and intermediate housing, provided to 

eligible households whose needs are not met by the market. Eligibility is determined with regard to local 
incomes and local house prices… Social rented housing is owned by local authorities and registered 
providers (as defined in section 80 of the Housing and Regeneration Act 2008), for which guideline target 
rents are determined through the national rent regime. Affordable rented housing is let by local authorities 
or private registered providers of social housing to households who are eligible for social rented housing. 

Affordable Rent is subject to rent controls that require a rent of no more than 80% of the local market rent’ 
(NPPF, p. 11). 

4 ‘Intermediate housing’ is defined as ‘homes for sale and rent provided at a cost above social rent, but 
below market levels subject to the criteria in the Affordable Housing definition above. These can include 
shared equity (shared ownership and equity loans), other low cost homes for sale and intermediate rent, 

but not affordable rented housing. Homes that do not meet the above definition of affordable housing, 
such as “low cost market” housing, may not be considered as affordable housing for planning purposes’ 
(NPPF, p. 11). 

5 Under the National Planning Policy Framework.  

6 For example, the London Borough of Tower Hamlets provides additional guidance on (London Borough 
of Tower Hamlets. 2013. Affordable Housing: Supplementary Planning Document, p 12).  

7 Rents of up to 80% of market rent broadly apply (LBTH. 2013. Affordable Housing: Supplementary 
Planning Document, p 12), with ‘Affordable Rents’ set so as to meet the needs of those on the Common 
Housing Register and those whose needs are not better met through Intermediate Housing, with rents set 
at 65% of market rent for one bedroom properties, 55% of two bedroom properties, and 50% of three and 
four bedroom properties (LBTH. 2013. Affordable Housing: Supplementary Planning Document, p 22).  
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Housing Benefit (HB) payment through the UK equivalent of Centrelink, the Department of Work 

and Pensions (DWP). It is a claimant’s responsibility to notify the DWP if their circumstances 

change such that their HB entitlement may be affected. Their landlord has no part in this. 

The statutory definition of ‘affordable housing in NSW ties ‘affordability’ to a proportion of 

defined incomes, 8 and consistent eligibility criteria is applied by State Government for social 

housing across NSW, regardless of the nature of the local housing market. Social housing tenants 

in NSW are generally required to pay between 25-30% of their combined household income in 

rent, with rents reviewed regularly, and there is an onus on the tenant to notify changes in their 

circumstances to the landlord.9 The move to fixed term rental periods, and payment of up to market 

rent, increasingly act as a disincentive to families staying in their social rental home as their 

circumstances improve.10 Some have noted that the inflexibility of these arrangements can also act 

as a disincentive to work in some cases.11 

The presumption of the Social Rental Sector as a ‘long-term home’ for relatively mixed income, 

occupational and lifecycle groups is still a feature of the Social Housing Sector and the discourse 

of Housing Associations in the UK,12 although more so in Scotland than in England, which is 

perhaps closer to the policy environment that prevailed some decades ago in NSW.13 However, 

there is evidence that things are changing, particularly in England, where there are moves to fixed 

term leases,14 more recent withdrawal of public investment in social housing, and imperatives for 

Associations to increase self-funding of new- and re-build as in NSW. This is in line with a NSW 

Government view of social housing as a ‘stepping stone’ rather than a ‘home for life’. 

A further feature of housing in Scottish and English context is the relatively large supply of social 

housing compared with NSW, with around 18% of households in England and 24% of housing in 

Scotland in the social housing sector in 2011 compared with only 5% in Greater Sydney; 15 and a 

54%/46% split between councils and housing associations in both Scotland and England/Wales 

                                                      

8 The Environmental Planning and Assessment Act 1979 (NSW) defines housing as affordable where a 
very low, low or moderate income households (respectively those on <40%, 40-80% and 80-120% of 
median household income for SSD) pays no more than 30% of their gross household income on rental 
costs.  

9 NSW Department of Family and Community Services – Housing NSW, see 
http://www.housing.nsw.gov.au/forms,-policies-and-fact-sheets/policies/tenancy-charges-and-account-
management-policy-supplement. 

10 See for example, http://www.socialhousing.nsw.gov.au/?a=348442 

11 See for example http://blogs.unsw.edu.au/cityfutures/blog/2016/10/future-directions-must-address-
public-housing-work-disincentives/ 

12 Interviews with informants from case study Housing Associations, 25-28 October 2016. 

13 Stubbs, J. 2003. Battle for the Right to the City, (unpublished PhD thesis), Department of the 

Constructed Environment RMIT. 

14 See for example https://www.theguardian.com/society/2015/dec/09/council-tenants-lose-lifetime-
right-to-live-in-property 

15 2011 Census of Scotland; 2011 Census of England and Wales; and ABS (2011) Census of Population 
and Housing.  
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compared with only one-fifth of properties under community housing ownership and/or 

management in NSW.16  

There is also a relatively well-developed assisted home purchase sector in Scotland and England 

comprising shared equity and shared ownership schemes, with income and locational eligibility 

criteria often applied as part of the social objectives of these schemes.17 In contrast, assisted 

purchase schemes are a relatively undeveloped segment of the housing market in Australia. 

Current and former Right to Buy policies in the UK have also provided a form of discount purchase 

for some tenants who would otherwise have been unable to purchase a market home, although 

such policies have had unintended policy consequences and been open to exploitation,18 and have 

resulted in additional complexities for estate and apartment block regeneration.19 Although RTB 

is now being extended to the tenants of Housing Associations in England,20 RTB has largely been 

discontinued in Scotland’s Councils. 21  

Finally, other forms of market and off-market rental schemes are emerging in Scotland and 

England. This includes a growing trend to the provision of Mid-Market Rent (MMR) or so called 

‘affordable rent’, generally as a form of discount market rent for low and moderate income 

households; and increasing emphasis on Private Rental Sector (PRS) schemes, including by 

Housing Associations seeking to diversify their portfolio, fill gaps in the local housing market, and 

increase their ability to cross-subsidise other parts of their portfolios.22 While the PRS is not as 

developed as it is in Australia, due largely to the historically high rate of social rental, the sector 

has experienced rapid growth over the past 10-15 years due to declining home ownership, 

increased government incentives and recent engagement of institutional investors. 23 The MMR 

sector is relatively small but growing, as it is in the Australian context, mainly due to government 

                                                      

16 2011 Census of Scotland; 2011 Census of England and Wales; and ABS (2011) Census of Population 

and Housing, noting that in England and Wales, the breakdown is 2,208,080 dwellings rented from a local 
authority compared with 1,910,381 dwellings rented through a housing association or other provider; 
whilst the breakdown in Scotland was 312,745 to 263,647 dwellings at the time of the 2011 Census.  

17 Shared ownership is provided through a housing associations, where an eligible person can buy a share 
of their home (between 25% and 75%) and pay rent on the rest. To be eligible, the household must earns 

£80,000 a year or less (or £90,000 a year or less in London), and be a first-time buyer; a former home 
owner, but cannot afford to buy one now; or an existing shared owner. Local eligibility such as 
employment criteria sometimes applies.  

18 Parkin, E. and Wilson, W. 2016, Comparison of Right to Buy policies in England, Scotland, Wales and 
Northern Ireland: Briefing Paper Number 07174, House of Commons Library. 

19 Interviews with informants from case study Housing Associations, 25-28 October 2016. 

20 The Conservative Party’s 2015 Manifesto included a commitment to “extend the Right to Buy to tenants 
in Housing Associations to enable more people to buy a home of their own.” An offer developed by the 
National Housing Federation was accepted by the Government and work is understood to be underway to 
extend the Right to Buy to assured tenants of housing associations on a voluntary, rather than a statutory, 
basis. 

21 The Scottish Government has restricted the Right to Buy and legislated to abolish it completely in 2014. 
Eligible tenants have up to 31 July 2016 to exercise their Right to Buy. (See for example Parkin, E. and 
Wilson, W. 2016, Comparison of Right to Buy policies in England, Scotland, Wales and Northern Ireland: 
Briefing Paper Number 07174, House of Commons Library. 

22 Interviews with informants from case study Housing Associations, 25-28 October 2016. 

23 Interviews with informants from case study Housing Associations, 25-28 October 2016. 
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policies reducing grant subsidy per dwelling to levels incompatible with rents at traditional ‘social 

rent’ levels 

Each of these forms of housing (apart from the PRS) are generally included when the term 

‘affordable housing’ is used in the Scottish and English context. Housing Associations report that 

the bulk of housing that they are developing in the case study areas featured in this report continues 

to be at the social rental end of the spectrum. This is largely due to the high and ongoing demand 

for this accommodation, the ability to access government capital subsidies in priority renewal 

areas, and the strategic objectives of ‘host’ local authorities, who are generally seeking to maximise 

rental properties for very low and low income households under their strategic plans.24 Assisted 

purchase also makes up a growing component of properties developed by Housing Associations 

in regeneration areas.25  

Although more limited access to government subsidies in England means that Housing 

Associations are increasingly providing ‘affordable housing’ at the MMR end of the spectrum, 

access to more generous subsidies in Scotland is generally resulting in a higher component of social 

rental housing in more recent developments. 

In the case of the London Borough of Tower Hamlets, the local authority in which the English 

case studies are located, a key objective in each regeneration project examined has been to replace 

the quantum all social housing that is subject to demolition, and to provide at least 35% of all 

additional dwellings as affordable housing.26 The London Borough of Tower Hamlets reports that 

it consistently produces more affordable housing than any other London Borough,27 and has set 

an overall target of 50% of new homes to be affordable, with a minimum requirement of 35% on 

individual development sites, subject to viability.28   

In each of the case study developments examined, the tenure mix has not been principally driven 

by a desire to reduce social housing to some ‘optimal proportion’, although diluting formerly 

mono-tenure estates to some extent has been seen as an objective in some of the more stigmatised 

and run-down estates.29 Rather, the mix has been at least in part determined by financing 

requirements, for example, how much private housing would need to be sold to augment reduced 

capital grants (especially in England) and debt financing to construct or refurbish the affordable 

housing component and associated works.30 This is different to Australian regeneration projects 

with which this author is familiar, where a maximum of 30% of social housing to 70% private 

                                                      

24 See for example comments related to London Borough of Tower Hamlets above, including the 
Affordable Housing: Supplementary Planning Document. 

25 Interviews with informants from case study Housing Associations, 25-28 October 2016. 

26 London Borough of Tower Hamlets. 2013. Affordable Housing: Supplementary Planning Document. 

27 London Borough of Tower Hamlets. 2013. Affordable Housing: Supplementary Planning Document, p3 

28 London Borough of Tower Hamlets. 2013. Affordable Housing: Supplementary Planning Document, p3 

29 Interviews with informants from case study Housing Associations, 25-28 October 2016, and review of 
council objectives. 

30 Interviews with informants from case study Housing Associations, 25-28 October 2016. 
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purchase and rental has generally been set, and justified on the basis of reducing stigma and social 

problems as well as underlying financial imperatives.31  

The net effect of differences in policy and in the quantum of social housing supply in the UK and 

NSW is that there are quite different income and employment profiles in the social housing sector. 

Whilst social housing in NSW has become highly residualised, with around 90% of those 

accommodated on some form of pension or benefit,32 in the UK context, around 60-70% of those 

in social housing in the case study areas are reported to be in receipt of Housing Benefit.33 Although 

there are high levels of disadvantage in case study estates in the UK, the overall profile of those in 

social housing in England and Scotland is not generally as severely disadvantaged as their 

Australian counterparts, where the social housing sector is much smaller and more residualised 

(see Appendices A and B for demographic breakdown of the relevant case study precincts).  

The practical implication of ‘mixing’ social housing with private market housing in Scotland and 

England can thus be somewhat different to that of Australia, although prior to their renewal, most 

of the profiled estates had become sites of extreme deprivation, largely due to the deteriorating 

standard of housing and the public domain and, in some cases, the physically isolated and socially 

stigmatised nature of the estate. A final comment is made in relation to community participation 

in the planning and regeneration process. It appears to this author that more genuine community 

participation is evident in the UK context than has often been experienced in NSW. This appears 

to be attributable to several factors, in particular, the requirement for a majority of council tenants 

to vote in favour of transfer to a Housing Association before it can occur; and a strong tenant-

controlled housing association movement in the Scotland. There is also a stronger ‘rights culture’ 

and tradition in Scotland. 

In the case of the former, such a vote has often involved pre-poll consideration of ‘the regeneration 

offer’ by several Associations as part of an EOI process to the council, and significant involvement 

thereafter in master planning and in urban and dwelling design. An increasing requirement for 

‘value adding’ activities and community benefit, including tenant employment and training 

opportunities directly related to regeneration activities such as construction, the development and 

support of social enterprises as part of regeneration, also appear to support such genuine 

engagement. 34    

In the case of the tenant-controlled housing association movement, a number of case study 

Housing Associations have had largely local, tenant controlled boards as part of their set up, and 

some retain mostly or a substantial number of tenants on their boards. These structures reportedly 

set the bar high with regard to genuine community engagement in all aspects of planning, 

                                                      

31 For example, in relation to the redevelopment of Bonnyrigg and Minto public housing estates in Sydney.  

32 Stubbs, J. 2003. Battle for the Right to the City, (unpublished PhD thesis), Department of the 
Constructed Environment RMIT. 

33 Interviews with informants from case study Housing Associations, 25-28 October 2016. 

34 Interviews with informants from case study Housing Associations, 25-28 October 2016. 
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management and operations.35  The extent to which such participatory structures and outcomes 

can be maintained in the changing English policy environment remains to be seen.  

1.2.3 Subsidies to Support Growth of the Social Rental Sector 

The expansion of the Social Rental Sector (SRS) has historically been supported by subsidies  from 

and planning policies of national and local governments of different political persuasions. These 

have clearly benefited the case study associations at key points in their organisational development.  

Most of the case study schemes involve the transfer of title to land and dwellings from councils to 

Housing Associations at a price which values social housing as a business rather than in relation 

to open market sale value. The price also factors in the extent to which the transferred portfolio 

needs capital works or dwelling replacement.36 

There have been particularly strong imperatives to such whole of estate transfers under former UK 

government policies, 37 although the flow of transfers from councils has greatly slowed in recent 

years.38  Although expected to accelerate, such property transfers at scale have been far less 

common in the Australian context, and often do not involve the transfer of title.39 Nonetheless, 

local authorities in Scotland and England remain heavily involved in housing, practically and from 

a planning perspective. Their strategic plans frame housing priorities in estate renewals, generally 

set high targets for delivery of affordable housing in regeneration areas and new developments, 

and can largely determine the direction of grant funding and other subsidies to Associations.40   

Government capital grant funding generally provided between 15-50% of the cost of new- or re-

build housing construction and associated works in the London case studies, and around 70% or 

more of the cost of new- or re-build in the Scottish context (in addition to any subsidies on the 

land). The Scottish government has retained a grant rate much higher than in England at around 

70% of the cost of dwelling construction. It has recently committed to growth of 50,000 affordable 

dwellings over the next 5 years, or a doubling of what has been achieved in recent years.41 It is 

noted in this regard that Scotland’s population is slightly lower and growing more slowly than in 

NSW). 

In  England the government has placed much stronger emphasis on increased efficiencies within 

the HA sector, including increased reliance on self-funding or debt-financing of new construction 

                                                      

35 Interviews with informants from case study Housing Associations, 25-28 October 2016. 

36 Interviews with informants from case study Housing Associations, 25-28 October 2016. 

37 See for example See for example Pawson, H., Milligan, V., Wiesel, I. and Hulse, K. 2013. Public 
housing transfers: past, present and prospective, the Australian Housing and Urban Research Institute at 
University of New South Wales and Swinburne University of Technology. 

38 Interviews with informants from case study Housing Associations, 25-28 October 2016. 

39 See for example See for example Pawson, H., Milligan, V., Wiesel, I. and Hulse, K. 2013. Public 
housing transfers: past, present and prospective, the Australian Housing and Urban Research Institute at 
University of New South Wales and Swinburne University of Technology. 

40 See the London Plan and the National Planning Policy Framework, op cit.  

41 Interviews, Professor Kenneth Gibb; Robert McDowall; and Craig Sanderson, CEO Link Housing 
Association, October 2016.  
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of social and affordable housing, and amalgamation of Associations to provide greater economies 

of scale and improve their development capacity. Some practical implications are that Housing 

Associations are under increasing pressure to increase rental income; to diversify further into Mid-

Market Rent sector; and engage more actively in Private Rental Sector development or 

management, despite the more pressing need for Social Rental Sector housing.42  Build for market 

sale is also a huge component of some HA’s development. 

Government is also pushing Associations in England to draw down their (in some cases 

substantial) cash reserves, including through a directive to cut social rents by 1% per annum for 

four years. In NSW, the expectation of the forthcoming property management transfers is that 

surpluses should be used to support the wider housing system (for example access and demand 

services) and support services rather than as in the past reinvested in new housing supply in 

combination with leveraging of assets or income gained through properties transfers.43 

Scottish informants view these various moves as part of an increasingly neo-liberal agenda in 

England, and point to differences in Scottish policy in this regard, particularly moves to reinstate 

more generous capital subsidies, and increased investment in affordable housing to grow the sector 

over the next 5 years (noting that in Scotland, housing policy is a matter for the Scottish 

government under its devolved powers44). 

Concerns regarding the potential loss of local focus and responsiveness, erosion of community-led 

boards and processes, and the dilution of core mission and values were expressed in England (and 

to a lesser extent Scotland), as have been expressed in the NSW context. However, a number of 

larger HAs assert that they are able to reconcile the tensions between their social mission and 

growth, income generation and taking on lead development roles, and have continued to grow 

high quality social rental properties as the key plank in their housing portfolio.  

The size of the case study Housing Associations are generally much larger than those in NSW. 

The largest of the case studies (the Association that will be created from the merger of East Thames 

Ltd and L&Q Ltd), will have around 90,000 dwellings under ownership or management, whilst 

the other English case study associations have around 13-20,000 dwellings, and are growing 

rapidly. In part, such associations have been the beneficiaries of previous government policies that 

have provided strong incentives to facilitate the transfer of council properties to Housing 

Associations, transfer of land and housing with title, and current imperatives to amalgamation.45   
   

                                                      

42 Interview Dr Kath Scanlon, Research Fellow, London School of Economics. 

43 JSA financial modelling conducted for a range of CHPs. 

44 Under the Scotland Act 1998. 

45 Interviews with informants from case study Housing Associations, 25-28 October 2016 
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1.3 Key Findings from the Case Studies  

1.3.1 Overview 

A number of key lessons emerge from the London and Glasgow Case Studies. Although the policy 

settings are different, many of these findings are readily transferable to the Australian context (see 

also Section 2.3 below). 

The findings also generally accord with the literature review in Section 2 of the first report from 

this project. However, some provide greater detail on apparent gaps in the literature, or provide 

for more nuanced reflection. 

The first section below draws out key learnings across the five case studies from London and 

Glasgow, noting that these relevant learnings are also reviewed in relation to individual case 

studies where relevant later in the report. This is followed by some reflections on transferability to 

the Australian context. 

1.3.2 Key Learnings from London and Glasgow  

Multi-tenure developments in the UK (English and Scottish) context are usually comprised of a 

wide range wide range wide range wide range of tenure typesof tenure typesof tenure typesof tenure types, including private market sale, social rental housing, assisted purchase 

(shared ownership and shared equity), and more recently, specially developed Private Rental 

Sector schemes, and housing for an intermediate rental market (Mid-Market Rent). The social 

rental sector is around four times larger than in Australia, and the private rental sector smaller. 

The ‘affordable housing’‘affordable housing’‘affordable housing’‘affordable housing’ component is made up of social rental, assisted purchase and MMR, with 

social housing generally the predominant tenure. 

Further, due to a range of historical and policy factors, including a much larger social housing 

sector, those living in social housing in the Scottish and English case studies have a somewhat 

more diverse demographic profilemore diverse demographic profilemore diverse demographic profilemore diverse demographic profile that in Australia, where social housing has become a more 

residualised tenure form.  

Housing Associations have generally been supported by supported by supported by supported by national and local gnational and local gnational and local gnational and local governmentsovernmentsovernmentsovernments to play a 

key role in multi-tenure re/developments in the UK context. They have benefited from stable and 

reasonably consistent policy settings, particularly in the early years of their development, including 

title transfer and other subsidies, and the ability to bid for a program rather than an individual 

initiative.  

Housing Associations featured in this report have often taken a leading role often taken a leading role often taken a leading role often taken a leading role in all aspects of 

planning, development and management of large projects that are regarded as highly successful. 

As well as their willingness to take up this challenge, the support of government at critical times in 

their development has been crucial.  This includes Associations that have been set up for the 

purpose of accepting council stock transfers in large redevelopments, or that were previously small 

locally-based associations, and have grown substantially over relatively short periods of time. It 

also includes Associations that have been or are currently resident-controlled, with residents 

having a high degree of participation in planning, design, high level operational decisions and 

management. 
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Partnering approachesPartnering approachesPartnering approachesPartnering approaches varied across the case study developments, and none were particularly 

complex. The Housing Association sometimes took the lead in the consortium arrangements with 

private sector developers; or directly contracted to government for the re/development, taking a 

traditional development approach of employing in-house project managers, and contracting in the 

skills required including architects, builders, marketing, etc, with the private sector partner having 

separate contractual arrangements with government. Some Associations had developed their own 

in-house development teams, and undertook new construction or refurbishment of affordable 

housing (and sometime private housing) themselves. More important than the exact nature of the 

partnering or contractual arrangements were: 

• Ensuring that the details of the partnering or contractual arrangements were agreed, clearly 

set out and fully understood in advance of the development, including the roles and 

responsibilities of each, the distribution of profits from private sales, even if this was an 

understanding that the project would proceed with related but essentially ‘parallel’ roles; 

• The relationship was seen as paramount, including cultural alignment and high levels of 

trust between all ‘partners’ or ‘co-developers’, an openness and transparency in all dealings, 

and ‘someone you know you can work with’. 

 

Financing arrangements for projects generally consisted of a number of funding streams, including 

a government subsidy (grant funding and discount land transfer of purchase), debt financing and 

sale of private dwellings (and use of own reserves in the case of some Housing Associations). 

Although high levels of grant funding were generally required for the affordable (including social) 

housing component, this varied across projects and jurisdictions, depending on amount of land 

value uplift and the policy or ideology of government (in England versus Scotland). The ability of 

housing associations to bid for a whole program (rather than an individual project), and to have 

more flexibility in their approach (e.g. land banking) is also an advantage; 

Although multi-tenure is generally assumed to be an objective and preferred outcome of recent 

redevelopments of large council estates, and of new developments comprising a component of 

affordable housing, informants did not consider there to be an ‘optimal did not consider there to be an ‘optimal did not consider there to be an ‘optimal did not consider there to be an ‘optimal mixmixmixmix’’’’ of the affordable of the affordable of the affordable of the affordable 

(including social) housing component to achieve social(including social) housing component to achieve social(including social) housing component to achieve social(including social) housing component to achieve social    or or or or economic objectives.economic objectives.economic objectives.economic objectives. Rather, the precise 

mix was generally driven by development feasibility, for example, how much private market 

housing would need to be sold to make the development viable, within the planning framework of 

the local consent authority, who was generally seeking to maximise the affordable housing 

component (generally replacement of all social housing redeveloped, plus 35% of all new 

development as affordable housing). The leading role played by Housing Associations in the case 

study developments meant that maximisation of affordable (and particularly social) housing was 

also important in their considerations.    

The inclusion of affordable (including social) housing, regardless of proportion of mix, is    not not not not 

reported to have adversely affected marketability or sale price of private market housingreported to have adversely affected marketability or sale price of private market housingreported to have adversely affected marketability or sale price of private market housingreported to have adversely affected marketability or sale price of private market housing in the case 

studies examined, particularly in a more buoyant or gentrifying housing market like parts of East 

London. During periods of housing market downturn such as the GFC, the social housing 

component was sometimes used to ‘pump-prime’ the development until market sales picked up. 
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That said, the favourable performance of private market housing, and of other tenures for that 

matter, are generally related to: 

• The indistinguishability of tenures in terms of design, external appearance and 

configuration (e.g. social or affordable housing buildings or cores distributed across the 

precinct or development so that no-one was able to tell the tenure from the outside); 

• Maximising opportunities for casual social interaction and feelings of equitable treatment 

of tenure groups, and that effectively ‘play down’ the importance of tenure, including 

equality of access to high quality shared open space, facilities and the public domain;  

• High quality design and amenity of dwellings, shared open space and public domain. It 

was often noted that the social housing component of the development ‘led the way’ for 

all design across a precinct and ‘set the standard’ for the private housing with regard to its 

external appearance and amenity. The quality of the social housing was regarded as 

equally, if not more important, than the private dwellings or buildings; 

• Significant attention to physical integration of the development or precinct with the wider 

urban environment/community via sensitivity in design/compatibility; increased 

pedestrian, cycling and vehicle connectivity through the precinct and between the precinct 

and other areas; and provision and positioning of community facilities and services in a 

way that attract a wide range of users from inside and beyond the development, which also 

have the effect of getting more people ‘out and about’ and improving the perception of an 

area, especially where it has been physically isolated; 

• Building in Crime Prevention Through Environmental Design (CPTED) Principles to the 

design and layout of a precinct to increase the perception and the reality of safety and 

security, and increase usage and enjoyment of public spaces; 

• High quality facilities management including prompt repairs, rubbish and graffiti removal 

and high quality maintenance of the external façade of buildings, shared open space and 

the public domain, and a long-term commitment to this is critical. The UK case studies 

have often benefited from a single facilities manager/co-ordinator over the whole 

development or precinct, including for market and non-market housing. This is often the 

Housing Association, due either to their continued ownership of land upon which the 

private owner-occupied housing is built under leasehold arrangements or through 

delegation from private owners (generally by apartment block). This is funded by service 

fees across all dwellings/blocks, and in the case of leasehold properties, ‘ground rent’.  

• In the case where a single facilities manager was not possible or agreed, a good working 

relationship between all agencies responsible for facilities management, and (if possible) a 

formal commitment of agreement about relevant standards, processes and long-term 

commitment to high quality maintenance of the buildings and the public domain (for 

example, a MOU prior to redevelopment where a local authority is responsible for part of 

a precinct and the Housing Association for other areas).   
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In terms of tenure configurationtenure configurationtenure configurationtenure configuration, most Housing Associations and private developers preferred a 

clustered or ‘segmented’ approach to dwelling layout (rather than a fully integrated or ‘pepper 

potted’ approach), where there were separate but adjacent and indistinguishable buildings for 

private owners, and for affordable housing (social, assisted purchase and MMR) (and sometimes 

a separate building for the PRS itself); or where all tenures were mixed into the one apartment 

building, but had separate ‘cores’ for the private housing and for the affordable dwellings around 

a lift or stair well, generally separated by adjacent and indistinguishable entries.  

• The clustered or ‘segmented’ approach was preferred mainly for ease of management 

(mainly that there were often differential expectations around frequency of cyclical 

maintenance, cleaning, etc) which were often reflected in higher service fees for private 

residents, and to a lesser extent, dealing with resident complaints (including sometimes 

unreasonable perceptions about the role of social housing tenants in problem behaviour).  

• A secondary concern related to perceptions about marketability, particularly by private 

developers, although there was reported to be mixed evidence of some reduction in sale 

price in relation to the only ‘pepper potted’ case study development.       

Proactive tenancy and whole of precinct managementProactive tenancy and whole of precinct managementProactive tenancy and whole of precinct managementProactive tenancy and whole of precinct management was also regarded as very important in 

resident satisfaction and in changing the perception of an area that had formerly been stigmatised, 

including: 

• Prompt action on problem behaviour (in dwellings and the public domain); 

• A single point of contact on complaints, and a commitment to report back to the 

community; 

• Community engagement across tenures to identify and help resolve issues, including 

formal and informal structures that meet regularly; 

• Action noted in relation to facilities management above.   

Some challenges for managementchallenges for managementchallenges for managementchallenges for management were also identified. They were mainly related to issues of lifelifelifelife----

cycle incompatibilitiescycle incompatibilitiescycle incompatibilitiescycle incompatibilities    and expectationsand expectationsand expectationsand expectations rather than tenure mix per se.  

• Some conflict on the use of shared open space in large court yards located between 

buildings was raised in a few instances, including that there was a mix of larger families 

and single younger or older people accommodated in the precinct around the courtyard, 

or where family dwellings were located on the ground floor. Regardless of tenure, the 

expectation of ‘quiet enjoyment’ of the open space by those without children was quite 

different to the use to which children put the open space (for example, as a play area).  

• Ensuring that there was a clear upfront message given in marketing materials about both 

the tenure and household mix was a strong recommendation from tenancy managers who 

were required to address resulting conflicts.  
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1.3.3 Transferability to the Australian Context 

Many of these learnings are transferable to the Australian context, including those related to 

partnering, financing, design, operations and management.  

Some learnings are common to both case studies. This includes the following.  

• Similarities in the diverse nature of partnering or contractual arrangements that were used, 

as well as the need for clearly delineated roles and responsibilities in such arrangements; 

• The need for a mix of financing arrangements, including government subsidy, sale of 

private dwellings, debt financing and use of CHP resources (where they are involved in 

development) to fund developments; 

• The importance of government subsidies to support the social housing component of the 

development, with the amount required to a large extent related to land values/uplift, the 

state of the housing market, and the stage in the development, with earlier stages 

potentially requiring more subsidy in an untested market (for example, the introduction of 

private sales into a formerly mono-tenure social housing estate);  

• There was not found to be an ‘ideal tenure mix’ in the international or Australian case 

studies. Rather, tenure mix in both the international and Australian contexts was largely 

reliant upon the economic feasibility of the development (for example, the amount of 

private sales required to fund the affordable housing component), the Scottish and English 

case studies tended to achieve higher rates of social and affordable housing.  

• However, there was generally a stronger policy imperative in the Scottish and English case 

studies to maximise the social housing component of developments, likely driven by 

councils’ strategic priorities and the more prominent role played Housing Associations in 

the development in the UK, with such directions in line with their mission. The 

(ideological) commitment to a 30% rate of social housing often apparent in the Australian 

estate regeneration context is not a feature of regeneration in Scotland and England; 

• The multi-tenure case studies in each of the countries tended to favour ‘clustered’ or 

‘segmented’ tenure configuration for ease of management and to a lesser extent perceptions 

of marketability. That said, the marketability of private dwellings was not reported to be 

adversely affected by the presence of varying levels of social housing in the developments; 

• Common to UK and Australian case studies, excellence in design, indistinguishability of 

tenures, and design features that provide opportunities for causal social interaction and 

integration are more important than precise tenure mix and configuration;  

• Common learnings were also related to excellence in design of homes, shared facilities and 

the public domain; increased connectivity and urban integration; improvements in the 

safety environment including incorporating CPTED principles; and a long-term 

commitment to proactive maintenance of homes and the urban environment, all of which 

improved resident satisfaction, and improve marketability and perception;  
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• Other common learnings related to the need for proactive tenancy management, in 

particular of social and private rental dwellings; and excellence in whole of area 

management – although this was achieved through having one point of contact and 

responsibility in a number of the case studies, where this could not be achieved, the 

importance of the commitment between all managers to excellence in management and 

maintenance, and preferably some form of formal agreement or understanding is noted 

(e.g. between local authorities, tenancy and facilities managers).     

However, a transfer of some learnings from Scotland and England would require some policy shifts 

and stronger political will in the Australian context. This includes the likely benefits of: 

• Increased expectation that housing associations will take the lead in multi-tenure 

developments in social housing estate regeneration and new developments (for example, 

in urban transformation areas), and that they can develop the capacity to initiate 

appropriate strategic alliances or otherwise ‘purchase in’ required skills to enable them take 

on all roles and responsibilities. This is a key difference between the Australian and the 

overseas case studies. In the latter case studies, Housing Association were in a, if not the, 

leading role, whereas this was not the case in any Australian case studies.  

• Provision of a realistic capital subsidy from government grants, discounted land and/or 

land value capture, including in urban renewal corridors, with some recoupment possible 

from the sale of private market dwellings. Stock transfer with title in estates would also 

support this process, but is not always essential; 

• Excellence in design, construction, management and maintenance of affordable and 

market housing and the public domain are entirely transferable, but again may add to 

development cost and the subsidy required;   

• A single point of management and maintenance across a renewal precinct, including of 

social and private housing, community facilities and shared open space, and relevant 

public domain areas. Although land ownership arrangements are different in the 

Australian context, it is possible for the association to be delegated management and 

maintenance, for example, under fee for service arrangements by the body corporate of an 

apartment building. This could be a building where there is a mix of tenures, or where 

social and private market dwellings are in separate and adjacent buildings; 

• A theme running through various aspects of the planning, design, operation and 

management of multi-tenure developments in the Scottish and English context was the 

important role of genuine community engagement, and ensuring that existing and 

surrounding communities have as much input to the process as possible, including in the 

long-term. The impetus for what appears to be higher levels of commitment in the process 

than this author has sometimes seen in the Australian context appears to be an historical 

or ‘cultural’ commitment to such processes in Scotland and England, including that a 

majority of tenants must vote for a whole of estate of major stock transfer from a local to 

a Housing Association before it can occur.  
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This sometimes involves existing tenants reviewing the various offers received from 

Associations or consortia as part of an EOI process on regeneration to determine which 

would be of greatest community benefit. Nonetheless, learnings from Scotland and 

England indicate that a higher level of participation would be beneficial in the Australian 

context.    
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2 Introduction to London Case Studies  

2.1 Overview  

This section of the report provides an overview of the East London case studies, in particular, their 

historical and demographic context. This is followed by the five detailed case studies.  

2.2 Historical Context of East London Case Studies   

The four East London case studies are within the London Borough of Tower Hamlets, often 

referred to as the ‘East End’, and located east of the Roman and medieval walled City of London 

and north of the River Thames. Originally characterised by a series of villages clustered around 

the City walls and along the main road, early industry largely related to agriculture, trades and to 

the construction, repair and victualing of ships.46  

The area grew rapidly during the late eighteenth and early nineteenth century. Major industrial 

developments such as the Brunswick Dock, constructed in 1789, and the West and East India 

Docks, built from 1800-06, sat alongside more modest industrial development that characterised 

much of the East London riverside such as warehouses, ship building yards, metal and food 

manufacturing, and the production of chemicals and noxious materials. These industries and the 

availability of cheaper housing, attracted successive waves of overseas immigration and those 

displaced from other parts of London during the construction of docks, railways and other 

infrastructure. 47 At the time of the 1811 Census, the combined population of Stepney, Poplar and 

Bethnal Green, which today make up London Borough of Tower Hamlets, was around 179,000 

people. By 1901, this had peaked at almost 600,000 people, among the most rapid increase of any 

area in London.48  

Such rapid growth brought its share of problems. This included a large amount of ‘substandard 

housing, much of it distinctly squalid in nature’ thrown up quickly and cheaply, and major 

problems with overcrowding and poor health.49 Despite ongoing industrial activity, successive 

economic downturns and industry restructuring on the docks and in industries around the riverside 

during the early to mid-nineteenth century led to high levels of housing and commercial 

disinvestment, poverty and unemployment. By the end of the 1800s, the East End was viewed as 

one of the most deprived localities in London. 50 

                                                      

46 Palmer, A. 1989. The East End, John Murray, London.  

47 London County Council (1994) Survey of London, Vols 43 and 44: Poplar, Blackwall and Isle of Dogs, 

pgs 37-54. 

48 A Vision of Britain between 1801 and 2001: including maps, statistical trends and historical descriptions, 
Metropolitan Boroughs of Stepney, Bethnal Green and Poplar, accessed online October 2016.  

49 London County Council (1994) Survey of London, Vols 43 and 44: Poplar, Blackwall and Isle of Dogs, 
pgs 37-54. 

50 Palmer, A. 1989. The East End, John Murray, London. 
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Periodic economic fluctuations continued during the early twentieth century leading up to the 

Great Depression. These were acutely experienced by the working class communities of East 

London, who were more vulnerable to industry downturns due to the sectors in which they were 

principally employed. Social surveys undertaken during this time report ‘the relatively high levels 

of poverty, poor housing, lack of infrastructure and shops, and failure to attract commercial and 

professional middle class groups’ that characterised much of East London.51 By the 1931 Census, 

the area’s population had declined by more than 100,000 people, despite ongoing immigration 

from the Indian subcontinent, Africa, the West Indies and other parts of Europe.52  

Government and philanthropists made periodic responses to poor and overcrowded housing 

conditions, and to economic and population decline. The Artisans and Labourers’ Dwelling Act 

1876 provided powers for government authorities to ‘seize slums from landlords and access public 

funds to build new housing’. Housing Associations such as the Peabody Trust were formed to 

build philanthropic homes for the poor and to redevelop ‘slums’ in favour of better quality housing 

at this time.53 In 1890, a more ambitious ‘slum clearance’ program was instigated, including the 

creation of one of the earliest council estates, the LCC Boundary Estate, which replaced the 

crowded streets of The Old Nicholson St Rookery.54 In response to poor housing conditions, local 

authorities increased their construction of public housing in the lead up to WWI, although it was 

only after 1918 that councils began to have a more significant impact on housing supply.55  

However, the main impetus for major construction programs followed the mass destruction of 

much of the industrial and residential development around the East End docks and riverside during 

WWII. Vacant land and derelict shops and dwellings provided opportunities for large-scale 

redevelopment, with at least one-third of industrial development destroyed. In the area now 

included in the London Borough of Tower Hamlets, almost 47,000 homes were destroyed and 

48,000 dwellings severely damaged.56 Between 1959 and 1980, much of the older nineteenth 

century terraced housing was ‘swept away, and replaced by a series of large, mono-tenure Council 

housing estates, mostly blocks of low and medium-rise walk-up flats’ and some high rise 

developments. These large council housing estates became ‘major elements in the townscape, and 

by the 1980s, public housing covered much of the Parish [of Poplar]’, and other parts of the current 

London Borough of Tower Hamlets.57 

                                                      

51 London County Council (1994) Survey of London, Vols 43 and 44: Poplar, Blackwall and Isle of Dogs, 

pgs 37-54. 

52 A Vision of Britain between 1801 and 2001: including maps, statistical trends and historical descriptions, 
Metropolitan Boroughs of Stepney, Bethnal Green and Poplar, accessed online October 2016.  

53 Power, A. 1993. Hovels to High Rise: State Housing in Europe Since 1850, Routledge, London.  

54 Taylor, R. 2001. Walks Through History: Exploring the East End, Breedon Books, UK.  

55 London County Council (1994) Survey of London, Vols 43 and 44: Poplar, Blackwall and Isle of Dogs, 
pgs 37-54. 

56 Taylor, R. and Lloyd, C. 2007. The East End at War, Sutton Publishing, UK. 

57 London County Council (1994) Survey of London, Vols 43 and 44: Poplar, Blackwall and Isle of Dogs, 
pgs 37-54. 
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Construction of council estates were often delayed, however, due largely to post-war materials 

shortages, problems with land assembly, jurisdictional problems between local authorities, and the 

promotion of range of temporary housing solutions. The major council housing estates built during 

the 1950s and 60s were often designed and constructed in an ad hoc fashion, with lead times of 20 

years common. The ‘lack of coherence’ in design and layout, and poor physical integration with 

surrounding urban areas was related to such factors, as well as the ebb and flow of architectural 

and building fashions. The use of the Radburn principles58 in estate layout ‘helped to destroy the 

old [street] pattern, and make the new one incoherent’. Based on social ideals of the day,59 the 

Radburn design also proved to be problematic in terms of safety and management in the context 

of increasing social disadvantage of these estates. 60    

Interestingly, at the time of planning, council estates in areas like Poplar, Bethnal Green and 

Stepney were conceived as ‘mixed developments’, with the aim of recreating the ‘traditional village 

atmosphere’ in modern developments, 'where the doctor, the grocer, the butcher and the farm 

labourer all lived in the same street’. This was underpinned by a belief that ‘it is essential for the 

full life of a citizen…to see the living tapestry of a mixed community.'61  The Housing Act 1949 for 

the first time removed all references to ‘the working classes’ in such legislation, enabling local 

authorities to take into account 'the housing conditions and housing needs of all members of the 

community'. Until then, all council housing officially had been only for the working classes. 62 

Despite these developments, the inhabitants of council built estates in the East End remained 

almost exclusively working class. Starting from an almost wholly working class base, with local 

employment concentrated on the docks and the railways (and subsequently with high levels of 

unemployment), and with poor transport facilities, it was unlikely that the middle classes would 

be attracted to the area. Further, most of those having the greatest priority, particularly those in 

inadequate accommodation, were from the working classes. In 1966, the Greater London Council 

concluded that 'there is now very little housing occupied by the middle-income group in this part 

of London'.63 

Ongoing economic restructuring in manufacturing, transport and communications resulted in 

further economic decline and the progressive closure of the docks and related industry during the 

1960s and 1970s. The last dock closed in 1980. Some note that, in essence, from the 1950s ‘the 

                                                      

58 The urban design principles include the idea of a superblock of residential units grouped around a central 

green, the separation of vehicles and pedestrians, and a road hierarchy with cul-de-sacs for local access 
roads. A cluster of superblocks was to form a self-contained neighbourhood 

59 Advocated in LCC's County of London Plan of 1943, the 1944 Dudley Report, and the 1944 and 1949 
Housing Manuals issued by the Ministry of Health. 

60 London County Council (1994) Survey of London, Vols 43 and 44: Poplar, Blackwall and Isle of Dogs, 
pgs 37-54. 

61 Michael Foot, Ancurin Bevan, Volume Two: 1945–1960, 1973, p.78, cited in London County Council 
(1994) Survey of London, Vols 43 and 44: Poplar, Blackwall and Isle of Dogs, pgs 37-54. 

62 After the Second World War, it became increasingly difficult to decide exactly who was ‘working class’, 
and in practice many authorities, including the LCC, abandoned any attempt to do so (LCC Mins, 1946, 
p.304 cited in London County Council (1994) op cit.   

63 GLC Mins, 1966, p.369, cited in London County Council (1994) op cit. 
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East End represented the structural and social changes affecting the UK economy in a 

microcosm’.64 By 1961, the population of the combined areas that now make up Tower Hamlets 

was around 200,000 people, or one-third of what it had been in 1901.65 

The return to high levels of unemployment and further economic disinvestment provided the 

impetus for major private sector renewal of the docklands from the 1980s/90s, led by the London 

Docklands Development Corporation, which had been established in 1981. The Docklands 

renewal ‘quickly produced one of the biggest building booms in post-war Europe’, both 

commercial and residential, with Canary Wharf, constructed from 1987 to 1991 on the former 

West India Dock seen as a ‘symbol of comprehensive urban transformation’.66 Like other post-

industrial precincts on the waterfront of developed countries, rapid increases in land values and 

gentrification of such areas was a significant by-product of this major regeneration of the docklands 

and eastern riverfront.67 

Today, the pre-War fabric of most of the docklands and much of the East End riverside has ‘all 

but disappeared’. Although talking about Poplar, the Survey of London, could perhaps equally 

describe much of today’s East End, commenting that,   

The earlier industrial sites, most of them around the riverside, and the nineteenth 

century housing, has been swept away by a variety of processes – bomb damage 

during WWII, the replacement of substandard housing by local authorities, and by 

economic change and private redevelopment following the closure of the docks…  

Although the dominant elements in Poplar at the end of the twentieth century were 

the West India and Millwall Dock Basins, the rest of the landscape is made up of 

public housing, chiefly constructed from the 1950s to the 1970s, and large scale 

commercial and private residential buildings erected during the Docklands boom 

of the 1980s and 1990s68. 

It is within this urban landscape that the most recent social housing renewal in the four case study 

areas is occurring.   

 

                                                      

64 Lee, P. and Murie, A. 1997. Poverty, Housing Tenure and Social Exclusion, The Policy Press in assoc. 
with the Joseph Rowntree Foundation.  

65 A Vision of Britain between 1801 and 2001: including maps, statistical trends and historical descriptions, 
Metropolitan Boroughs of Stepney, Bethnal Green and Poplar, accessed online October 2016.  

66 London County Council (1994) Survey of London, Vols 43 and 44: Poplar, Blackwall and Isle of Dogs, 

pgs 37-54. 

67 Lee, P. and Murie, A. 1997. Poverty, Housing Tenure and Social Exclusion, The Policy Press in assoc. 
with the Joseph Rowntree Foundation.  

68 London County Council (1994) Survey of London, Vols 43 and 44: Poplar, Blackwall and Isle of Dogs, 
pgs 37-54. 
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2.3 Context of the East London Case Studies  

The four East London case studies are located within the central and eastern parts of London 

Borough of Tower Hamlets, as shown in the following map.  

 

Source: JSA 2016, derived from Google maps and site visits October-November 2016.  

 

The demographic context69 of the four case study areas is quite different, with the most easterly 

estate, Aberfeldy Village, located in a much more socially disadvantaged context than the other 

estates, although all areas have a much higher than average proportion of social rental housing 

and apartments; lower median household incomes; and much greater cultural diversity. 

The recent gentrification and increasing polarisation of the Borough of Tower Hamlets as an 

increasingly fashionable address is also evident from the analysis, with a higher proportion of both 

poorly and well-educated residents compared with Greater London, and a very high proportion of 

private rental including in newer, more upmarket high density developments around, Canary 

Wharf, Isle of Dogs and better located areas to the West of the Borough. Selected graphs and maps 

are provided below, and in more detail in Appendix AAppendix AAppendix AAppendix A.  

                                                      

69 Note that the demographic analysis has been undertaken for clusters of Census LSOAs (the smallest unit 
of reported analysis) within which part of the regeneration area sits. A precise demographic analysis is not 

possible for the individual regeneration areas.  
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Figure 2-1: Tenure and Landlord Profile (2011 Census of England & Wales) 
 

 

Map 2-1: Proportion of Dwellings Socially Rented (2011 Census of England & Wales) 
Source: JSA 2016, adapted from screenshot from LSOA Atlas 
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Map 2-2: Proportion of Dwellings that are Flats and Units (2011 Census of England & Wales) 
Source: JSA 2016, adapted from screenshot from LSOA Atlas 

 

 

Figure 2-2: Level of Education of Residents, 2011 
Source: JSA 2016, based on data from Greater London Authority (GLA): LSOA Atlas Data (2011)  
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2.4 OCEAN ESTATE, STEPNEY REGENERATION 

PROJECT CASE STUDY 

2.4.1 Overview of East Thames Ltd Housing Association  

East Thames Ltd (formerly East Thames Group) is a registered Housing Association and Social 

Regeneration Charity. It is one of the largest providers of affordable housing in East London and 

Essex, and owns and manages almost 15,000 homes. Formed in 1979 as a small local Association, 

East Thames Ltd has grown through Council stock transfer programs, the construction of new 

homes, and management of social and private rental stock. It is currently engaged in merger 

negotiations with London and Quadrant (L&Q), which would result in one of the largest Housing 

Associations in Europe.70 

East Thames Ltd’s mission is ‘to make a positive and lasting contribution in the neighbourhoods 

in which we work’. Current activities include providing affordable homes for people in East 

London and Essex, including social rented homes and homes for shared ownership; building 

quality new homes in East London and Essex and improving neighbourhoods; providing care and 

supported accommodation for people with support needs, including older people, people with 

mental health needs and learning disabilities and women fleeing domestic violence; and offering a 

range of programs to help people move back into work or training, including as part of construction 

and regeneration activities. East Thames Ltd also own and manage 1,400 homes on the former 

Olympic village site as part of the Triathlon Homes joint venture, established by East Thames, 

Southern Housing Group and First Base. 

East Thames Ltd regards the Ocean Estate development as a ‘flagship’ project in terms of dwellings 

and urban design, urban integration, improved services, social environment and liveability. The 

Association has also applied some lessons learned from previous developments, including its 

earlier development at Abbotts Wharf/Vickery’s Wharf, described in the next case study.  

  

                                                      

70 http://www.lqgroup.org.uk/ 
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2.4.2 Overview of Ocean Estate Regeneration Project 
 

 

Located in Stepney in the 

London Borough of Tower 

Hamlets, the Ocean Estate 

regeneration project 

extends from Mile End 

Road to the north, Regent 

Canal to the east and 

Stepney Green to the south 

and west of the precinct. 

The 33 ha site is located 

between Mile End and 

Stepney Green tube 

stations. 

 

Figure 2-3: Aerial View of Ocean Estate71 
 

Prior to 1900, the area of Stepney occupied a large portion of the East End in London, and became 

a borough in its own right at the turn of the century. By 1965, Stepney had been absorbed into the 

new London Borough of Tower Hamlets (LBTH), which covers much of the area traditionally 

known as the East End.72  

In 2010, a borough-wide regeneration and rebuilding program was developed under a major policy 

initiative to improve housing and living standards and social inclusion for deprived communities 

by the then Prime Minister, Tony Blair. Ocean Estate was identified as one of the priority areas 

for regeneration. The Estate was placed amongst the 10% most deprived estates in England, with 

a high crime rate, high levels of unemployment, a poorly laid out and maintained public domain, 

and many of the homes built during the 1940s, 1950s, and 1960s in poor condition.  

As noted by one of the Association’s senior development staff, 

The whole estate was really run down. It was heavily stigmatised, with high 

turnover, lots of abandoned homes that had been taken over by squatters and drug 

dealers making life terrible for other residents. It was an unloved place.   

There was also substantial over-crowding of smaller apartments, which had increasingly been 

occupied by larger families from recent and more established migrant and refugee groups, most 

                                                      

71 Source: Screenshot from https://www.google.com.au/maps/ accessed 21 November 2016 

72 http://metro.co.uk/2014/03/28/stepney-is-no-longer-the-overlooked-poor-relation-4680647/ 
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recently the Indian Subcontinent, so that the configuration of stock was often not suited to the 

area’s changing demographic profile.73  

The main objective of the LBTH for the regeneration of the Ocean Estate was: 

…to deliver ‘transformational’ change for the Estate and its residents, through the 

provision of new and refurbished homes... 

Further objectives promoted ‘a total change in the perception and the physical character of the 

estate’. The scheme was also targeted as an opportunity to produce ‘exemplary new homes that 

would set new standards for regeneration projects into the future’. 74  

Following their successful bid in 2010, LBTH appointed East Thames Ltd to lead a consortium to 

deliver the £220 million project. The consortium’s offer was reported to be particularly attractive 

due to the track-record of East Thames Ltd in a range of areas central to the bid. This included the 

development of a sustainable urban environment; high quality design, particularly of larger family 

homes, with previous awards in such delivery; development of a range of housing products in a 

mixed tenure neighbourhood; proven commitment to stakeholder engagement, community 

development and the delivery of training and employment opportunities; and significant 

experience of delivering Decent Homes Plus in the case of the internal and external refurbishment 

of the Tower Hamlet’s retained stock. 75 

The £220 million project saw the demolition of social housing dwellings not deemed to be 

economically viable, the building of 819 new homes on these sites, the extensive refurbishment 

(internal bathrooms and kitchens and external windows and roofs, etc) of around 1,200 existing 

homes that were considered worth retaining, and extensive landscaping of the surrounding open 

spaces and other improvements to the run-down urban fabric, described in more detail below.76  

 

                                                      

73 Documents provided by East Thames Ltd, November 2016. 

74 Documents provided by East Thames Ltd, November 2016. 

75 Documents provided by East Thames Ltd, November 2016. 

76 http://www.east-thames.co.uk/ocean-estate-tower-hamlets, accessed by JSA 16 Nov 2016 
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Figure 2-4: New 

affordable housing and 

public domain 

improvements, Ocean 

Estate, Nov. 2016 

 

 

 

 

 

 

Recognising the changing profile of East London, including the gentrification of many 

surrounding communities, East Thames’ staff commented that, 

 

The innovative, creative architecture mirrors the surrounding area’s creative 

boom with fun touches such as brightly-coloured balconies and spacious private 

courtyards. We have inspired and influenced design in surrounding 

developments and communities. 

The Ocean Estate regeneration was delivered in a number of stages, including the progressive 

rehousing of existing tenants into new and refurbished homes, and completed in 2014. 

 

2.4.3 Planning and Design 

The regeneration was delivered under a comprehensive Masterplan, with a high degree of 

community participation.   
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The Ocean Estate regeneration 

comprised around 1200 units of LBTH 

retained stock within 14 ‘Urban 

Blocks’ lettered from ‘A’ to ‘N.’ 

Seven flatted blocks [232 flats] within 

urban block ‘E’ and 3 [107 flats and 17 

shops] in urban block ‘F’ were 

demolished to create the new build 

sites, which also included three smaller 

‘Feeder Sites’ (FS 2, FS 3 and FS 4). 

Utilizing the land receipts and ET’s 

project management skills the LBTH 

stock was refurbished internally and 

externally to Decent Homes Plus, and 

the communal open spaces, including 

High Street 2012, fully landscaped. 

 

 
 

    

The VivoVivoVivoVivo [Site E] development 

comprises twelve blocks forming three 

separate quadrangles each with a 

landscaped communal open space.  

The blocks vary in height from 4 to 9 

storeys with accommodation ranging 

from 1 bed flats to 5 bed maisonettes.  

The heating and hot water is provided 

through a combined heat and power 

energy centre located within one of the 

blocks.  

The flat roofs are either of ‘green’ or 

‘brown’ roof construction. 
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  The So StepneySo StepneySo StepneySo Stepney [Site F] 

development comprises two 

quadrangles, each with a 

communal open space. The 

blocks vary from 4 to 7 

storeys with accommodation 

ranging from 1 bed flats to 5 

bed maisonettes. It also 

includes 16 retail units 

fronting Ben Jonson Road. 

Heating and hot water is 

through a CHP energy centre.  

 

 

 

 

To the north, a smaller site, 

Feeder Site 4, provides five, 

two storey terrace houses 

providing 4 and 5-bedroom 

family homes. Heating and 

hot water is provided 

through individual Air 

Source heat pumps. 

 

 

East Thames staff consider that ‘working with the existing community has been a crucial part of 

the success of the project from the start’. They report extensive consultation as part of the master 

planning, design and tenant rehousing process, including exhibitions, open days and drop in 

sessions across all sectors of the community, but note that this would be ‘expected of any major 

new development these days’.  For them, extensive community engagement is ‘business as usual’. 

77 

They report that the council approval process was relatively straightforward, largely due to the 

high level of engagement and leadership by LBTH in the project, and close communications 

throughout. Whilst seeking increased tenure mix in the regeneration area, a key requirement of 

the council was to maximise the amount of social rental provided and to ensure that those seeking 

to remain in the area were not displaced. Cultural sensitivity in design was also seen to be 

important, including the needs of larger families for 3 and 4 bedroom accommodation of the 

                                                      

77 Documents provided by East Thames Ltd, November 2016; and site visit with staff 2 November 2016. 

[Site F], Ocean Estate, Nov 20 
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ground floor, access by all apartments and maisonettes to an outside courtyard or private open 

space on balconies, and the separation of the kitchen from other areas of the house to respect the 

needs of Muslim women. 78  

In particular, the need for high quality, sustainable design was emphasised, and the ability to 

deliver the standard required in Decent Homes Plus in the case of the internal and external 

refurbishment of the Tower Hamlet’s retained stock. East Thames Ltd regard Vivo and So Stepney, 

designed by Levitt Bernstein, to be ‘flagship development in terms of design and housing standards, 

and comfort and energy efficiency’. Staff note that the design and construction standards for all 

affordable and private dwellings exceed the London Housing Design Guide and Building 

Regulations.  

In this regard, the Association notes that, 

…all the new homes are built to the highest quality standard, with spacious rooms 

and one, two, three and four-bed family homes. They meet Code for Sustainable 

Homes Level 4, and are built using modern construction methods and feature 

courtyard gardens and private outdoor space for all residents. The homes for 

affordable rent have been designed to be dual aspect wherever possible.  

The sustainable energy strategy provides 10% renewables through the use of a 

central heating plant. The homes incorporate as many passive measures as 

possible, ensuring a “fabric first” approach. They are highly insulated and have 

U-values and air tightness that exceed current regulations. Individual homes are 

provided with mechanical ventilation with heat recovery. 79 

 

In particular, East Thames Ltd note the ‘crucial role housing and a high quality urban environment 

plays in leading local regeneration’.  

  

                                                      

78 Discussions during site visit with staff 2 November 2016. 

79 Documents provided by East Thames Ltd, November 2016. 
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Figure 2-9: Apartment 

Blocks in Ocean 

Estate, with public 

domain 

improvements, land-

scaping and improved 

legibility between 

precincts and public 

streets80 

Both VIVO and So 

Stepney have been 

awarded by Boris 

Johnson as the best new 

places to live in the 

Mayor of London’s 

2015 London Planning Awards. The award aims to celebrate outstanding contributions to the 

capital’s urban regeneration. Due to the success of VIVO, So Stepney and the wider regeneration, 

Tower Hamlets Council and East Thames Ltd are currently working together on another new 

housing development which will deliver 225 more new homes in this area. 

During the latter part of the development process East Thames Ltd was also approached by 

another Registered Provider’s Private Rented Sector (PRS) subsidiary, Fizzy Living, to purchase 

homes for inclusion in their PRS portfolio. In 2013, Fizzy Living purchased 63 homes in Textile 

House on Site E which are aimed at young professional renters. Fizzy Living subsequently entered 

Textile House in Inside Housing magazine’s Top Sixty Developments Awards 2015 and won first 

prize in the Private Rented Sector Developments of the Year category. 

‘…Fizzy Living clearly demonstrates its understanding of, and commitment to, the sector 

with established management standards and its focus on creating a sense of community…’ 

2.4.4 Partnership and Financing Arrangements 

The East Thames consortiumEast Thames consortiumEast Thames consortiumEast Thames consortium comprised a number of ‘partners’ with differing relationships and 

status. These were: 

• London Borough of Tower Hamlets (LBTH)London Borough of Tower Hamlets (LBTH)London Borough of Tower Hamlets (LBTH)London Borough of Tower Hamlets (LBTH) – the project sponsor for the demolition and 

new build, and the client for internal and external refurbishment  of LBTH retained stock 

to Decent Homes Plus Standard; 

• East Thames LtdEast Thames LtdEast Thames LtdEast Thames Ltd – consortium lead and developer for Site E [Vivo], and Development 

Agent/ project manager for refurbishment of LBTH retained stock; 

• Bellway HomesBellway HomesBellway HomesBellway Homes – the contractor developer to LBTH of Site F [So Stepney] and Feeder 

Sites [FS] FS2, FS3 and FS4; 

                                                      

80 Source: http://www.levittbernstein.co.uk/project-stories/ocean-estate/ accessed 21 November 2016 
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• Wates Living SpaceWates Living SpaceWates Living SpaceWates Living Space – East Thames Ltd’s design and new build contractor for Site E [Vivo]; 

and East Thames Ltd’s design and build contractor for internal and external refurbishment 

of LBTH retained stock;  

• Spitalfields Housing AssociationSpitalfields Housing AssociationSpitalfields Housing AssociationSpitalfields Housing Association – a specialist non-developing BME Housing Association 

who purchased 44 of the new homes for social rent. 81 

As developer for Site E [Vivo], East Thames Ltd held the headlease from the outset. Bellway 

Homes held the headlease for Sites F, FS2, FS3 and FS4 up to the stage that all homes were built 

and occupied, and the new retail units on Site F were subleased back to LBTH, at which point the 

headleases also transferred to East Thames Ltd.  

In addition to the physical regeneration of the Estate, the consortium undertook projects related 

to broader issues of social and economic regeneration, community engagement, and provision of 

local employment and training opportunities. The legacy of these and other initiatives is being 

carried forward by the successor organisation, the ‘Ocean Regeneration Trust’. The ‘ground rent’ 

on private homes (leasehold) provides an important source of ongoing funding for the Community 

Trust.  

There were two broad financing arrangementstwo broad financing arrangementstwo broad financing arrangementstwo broad financing arrangements, one for the refurbishing of LBTH retained stock, 

and one for the construction of the affordable new build dwellings.  

• The refurbishment of 1200 dwellingsrefurbishment of 1200 dwellingsrefurbishment of 1200 dwellingsrefurbishment of 1200 dwellings was undertaken for LBTH by East Thames Ltd under 

a fee for service arrangement on a fixed budget. The extensive internal and external 

refurbishment cost around £50 million, and was funded through a council contribution of 

£20 million, and by the purchase of land on which the new build was to be constructed by 

East Thames Ltd (£16 million) and Bellway Homes (£15 million). East Thames Ltd’ land 

purchase was funded principally through the sale of new homes in the Vivo and So Stepney 

developments.   

• In the case of the new build for affordnew build for affordnew build for affordnew build for affordable housingable housingable housingable housing (mainly social rental, with some shared 

ownership and shared equity) on the Vivo and So Stepney sites, the cost of construction 

was around £80 million, with grant funds providing around 80% of the funds (£42.5 

million from Homes and Communities Agency, and £24 million from New Deal for 

Communities), with the balance funded from East Thames Ltd’s reserves and debt 

financing. As noted, Spitalfields Housing Association also purchased 44 social rental 

dwellings in the So Stepney development.82  

  

                                                      

81 Documents provided by East Thames Ltd, November 2016. 

82 Documents provided by East Thames Ltd, November 2016; and site visit with staff 2 November 2016. 
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2.4.5 Place Making Strategies  

The vital role of ‘place making’ activities was highlighted by East Thames’ staff in ‘transforming a 

run down and physically isolated area.  

The scheme’s design transformed the Ocean Estate into ‘an attractive, green and fully integrated 

part of London’. The design is based upon forming safe streets that integrate seamlessly into the 

surrounding street network and enhance permeability throughout the estate. The public realm was 

transformed with legible streets that cater for pedestrians and cyclists. New links to the Mile End 

Road, the Regents Canal and the Parks are located within easy access of all residents. 

 

Figure 2-10: Social Rental 

Apartment Blocks in Ocean 

Estate83 
 

Access to the local shops, 

community facilities and 

green infrastructure have 

informed the Masterplan and 

promote walkability, access 

to public transport and create 

cycling links within the area 

and beyond. The local 

neighbourhood centre has 

been reinforced by new shops as part of the So Stepney development and includes a new 

community and health centre. Clear routes to school are carefully considered with shared surface 

streets designed as play spaces for children.  

Around 21 hectares of open space was upgraded providing a new children’s play space, 600 new 

trees, active street edges, new lighting, landscaped courtyards and an improved public realm across 

the area while sensitively reintegrating the new homes into Stepney’s traditional Victorian street 

network.  

Respecting adjacent users and looking far beyond the red line boundary was important, so that the 

scheme did not impact negatively upon the adjacent uses. Reviewing the needs of neighbours such 

as the primary school led to careful analysis of ground floor uses to help generate an active 

streetscape environment and dealing with issues such as waste and refuse was a major design 

consideration in the layout.  

Other ‘value adds’ of the project in terms of social and economic regeneration is reported to be the 

range of specific employment and community projects, which staff feel have contributed to the 

‘overwhelming success of the project’. This includes the following:  

                                                      

83 http://www.levittbernstein.co.uk/project-stories/ocean-estate/ accessed 21 November 2016 
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• More than 70 unemployed local people found work directly as a result of the project 

including in construction jobs and apprenticeships, with many more local people reported 

to be employed in related activities arising from the regeneration.   

• Structured training in construction was provided for 50 local people. 

• 50 community champions were trained and employed to solicit feedback from their 

neighbours about the improvements. 

• A community chest fund provided nearly £10,000 in grants for small local initiatives 

including a photographic exhibition, sports clubs for young people and an arts project for 

older residents during the project.  

• Prior to works starting, architects and contractors collaborated with existing tenants to 

design and install a new community garden at the heart of the estate to serve the Tenants’ 

hall. 

2.4.6 Management and Maintenance  

Management of the LBTH refurbished dwellings rests with LBTH, who use in-house staff and 

contractors to carry out maintenance of dwellings, shared open space and the public domain. East 

Thames Ltd staff report that the council has shown a strong commitment to a high standard of 

maintenance and management of their retained stock, and that they have good lines of 

communication regarding common issues that arise. 84 The agreed commitment includes 

immediate response to any damage to building or the public domain, graffiti removal, regular 

clean-ups, etc. 

East Thames Ltd are responsible for tenancy management of new build social rental, and property 

management for new building private and affordable housing in terms of the building exteriors, 

shared open space and facilities and areas of the public domain under their control. This is funded 

through a service fee on all occupants in the new developments, explicitly in the case of private 

owners and renters, and embedded in the rental for social housing tenants. This is reported to 

provide for a high standard of maintenance across the precincts, and viewed as an important aspect 

of resident satisfaction, and changing external perceptions about the community. 85 

As discussed below, affordable housing and private market housing are located in separate 

apartment buildings or around separate lift ‘cores’ around an internal courtyard. This is reported 

to be due to ease of management, including that different service fees are charged for social rental 

and private dwellings. Although maintenance is reported to be undertaken to a high standard for 

both tenures, and public domain and shared facility maintenance benefit both tenures, private 

residents may seek different or more frequent services (for example, of lifts, stairwells or corridors), 

so this is easier to manage in a ‘segmented’ layout.  

  

                                                      

84 Discussions during site visit with staff 2 November 2016. 

85 Documents provided by East Thames Ltd, November 2016; and site visit with staff 2 November 2016. 
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Figure 2-11: Design and 

layout of one of the 

quadrangles in the Vivo 

development, showing   a 

social housing and private 

apartment building, 

distinctive coloured 

balconies, and landscaped 

central courtyard, Nov 2016.  
 

The common courtyards are 

an attractive area in which to 

relax, provide an attractive 

aspect from apartments and have good solar access. However, there are reported to be some 

problems regarding conflict of usage. Family dwellings tend to be on the ground floor (private and 

affordable), and also have access to a small private courtyard.  

Children tend to spill out from these areas into the common courtyard area, and the noise 

associated with their play has given rise to a number of complaints from lone person and couple 

only households living in the complex, who prefer the courtyard to be for aesthetic purposes rather 

than active usage.  

East Thames Ltd report that this causes some management problems, and could likely have been 

avoided if prospective residents (particularly purchasers and private renters) had been informed 

prior to occupancy that there would be a reasonable number of larger families with children in the 

development. Interestingly, the issue appears to be more related to expectations associated with 

lifecycle stage rather than social versus private housing per se. 86  

As noted by an East Thames Ltd tenancy manager, 

It’s important to actively and quickly address any complaints and negotiate 

differences in expectations. It would have been far better had we told everyone 

moving into [the Vivo] development about the mix of tenures and especially 

families likely to be moving in.  

At the time, the [private] apartments were marketed to young professionals – 

singles and couples. The kids aren’t a problem – just active and a bit noisy as 

kids are playing outside. People who understand the context they are moving 

into don’t have these problems. They have reasonable expectations. 87   

  

                                                      

86 Discussions during site visit with staff 2 November 2016. 

87 Discussions during site visit with staff 2 November 2016. 
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2.4.7 Mix and Configuration of Tenures  

Ocean Estate regeneration area has around 2,000 dwellings, the majority ‘affordable housing’, 

most of these social rental. The 1,200 dwellings refurbished by East Thames Ltd Housing 

Association, and retained by LBTH, are mainly social rental with a small amount of assisted 

purchase. Of the 819 newly constructed dwellings, 48.5% are ‘affordable housing’ (36% social 

rental, 9.5% shared ownership and 3% shared equity), and 51.5% are private housing (44% owner 

occupied and 7.5% privately rented and operated by the subsidiary of another Housing 

Association88).  

As such, across the Ocean Estate regeneration area, almost 80% of dwellings are ‘affordable 

housing’, mostly social rental, with the balance assisted purchase. Around 18% were purchased by 

private owners, and around 3% are privately rented under a market rental scheme.  

The mix of dwellingsmix of dwellingsmix of dwellingsmix of dwellings was reportedly driven by financial modelling regarding the level of sales 

required to support the purchase of land for new build from LBTH, as well as the policy directives 

of the council, which sought to maximise the provision of affordable housing and required that at 

least 50% of new build be ‘affordable housing’. The current mix is not regarded as a limitation with 

regard to the sale of private homes or letting of private rental and the private market is reported to 

be ‘healthy’. Staff also noted the reduction in crime, improved tenant satisfaction and stability, and 

consider that both tenant engagement in the process, social programs initiated during the process 

and particularly the ‘lift’ and change in perception of the area due to high quality urban and 

housing design, have been positive in this regard.89 

In terms of tenure configurationtenure configurationtenure configurationtenure configuration, the 1,200 retained LBTH dwellings are located in discreet blocks 

within the Masterplan area. However, improved connectivity to the wider urban environment and 

significant public domain improvements has benefited these precincts as well as the new mixed 

tenure urban blocks.  

In terms of the newly constructed dwellings, affordable and private market housing are located in 

separate apartment buildings or around separate lift ‘cores’, but are indistinguishable in external 

quality and design  and have equal access to a large, attractively landscaped central  courtyard. 

This is reported to be due to more practical considerations, in particular ease of management, as 

noted above. An inspection of the new Vivo and So Stepney developments shows that the design 

and presentation of dwellings has achieved the aim of ‘tenure blindness’ to the external observer. 

The extensive refurbishments to the external fabric of the retained stock have reduced the physical 

distinction between new and retained stock, although the relative age of these developments is 

somewhat apparent. It is also noted that the new affordable and private market housing are 

surrounded on three sides by the retained LBTH dwellings. The treatment of these buildings and 

                                                      

88 The UK Government is currently promoting innovative ways of increasing the supply in the Private 
Rental Sector (PRS), which has not kept pace with increasing demand from decrease home purchasing in 
the UK.  

89 Discussions during site visit with staff 2 November 2016. 
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improved pedestrian, cycles and vehicular infrastructure linkages throughout the regeneration area 

have significantly improved integration between tenures and precincts in this regard. 

 

Figure 2-12: View along Mile End Road, with refurbished council stock to the left, and new 

social and private housing to the right of the photo, November 2016. 

 

2.4.8 Key Learnings  

• The importance of a strong commitment to the maximisation of affordable housing in a 

gentrifying urban context like wider East London, including a recognition that a significant 

capital funding subsidy will be required to support the development and maintenance of 

sufficient social housing;  

• Benefits of a housing association with established links within the community and a strong 

track-record of high quality design and development taking the lead in the large-scale 

redevelopment of an estate under varying roles and contractual arrangements; 

• Importance of a high degree of community engagement in researching community needs 

and aspirations, planning and design of regeneration, including the commitment that 

comes from an  explicit commitment from government that they will be able to stay in the 

community to benefit from renewal outcomes; 

• Skill of in-house staff of the Housing Association leading the regeneration, and the obvious 

enthusiasm and commitment of staff to the project and the community; 

• Importance of ongoing tenancy management and maintenance of all tenures and external 

areas in the new precincts in ensuring they provide a high quality public domain and 

changing the perception of an area by one agency (East Thames Ltd Housing Association);  
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• A strong commitment by the local authority to maintain a similarly high standard across 

dwellings, common areas and sections of the public domain for which it is responsible, and 

for clear lines of communication and agreements on standards where there are different 

estate managers;  

• A relatively high concentration of social housing as part of a mixed community can result 

in ‘successful’ social, commercial and urban design outcomes; 

• The importance of seeking to ensure the indistinguishability of private and social rental 

dwellings despite their location in separate buildings or around separate ‘cores’,  with 

design and layout nonetheless providing for casual social interaction and equal access to 

shared open space, the public domain and the street.  

• High amenity improvements to shared open space between apartment buildings and of the 

public domain generally, which has significantly improved the attractiveness, liveability, 

resident satisfaction and marketability of the area.  

• The vital role played by a range of ‘place making’ and ‘value adding activities in 

transforming a run-down, stigmatised and isolated area, including employment and 

training programs; improved community services and facilities; improved physical access 

to public transport and attempts to address problems with physical connectivity and 

isolation through infrastructure provision, layout and design; the importance of ‘knitting’ 

existing and new areas in the one regeneration area to the greatest extent possible through 

design and layout improvements; and the a legacy of funding for social programs; 

• Relative cost effectiveness of retaining and refurbishing existing social housing stock where 

it is deemed economically viable to do so (for example, with regard to the standard of the 

dwelling and the relative cost of extensive refurbishment compared with knock down and 

rebuild), noting that the retention of 1200 dwellings renovated to a high was possible 

compared with a likely replacement of around one-quarter of such dwellings.  

• The importance of value adding programs and activities in the social and economic 

transformation of the area including extensive community engagement, employment and 

training programs including direct employment in regeneration activities, improved 

services and facilities,.  

• The importance of being transparent with prospective private purchasers and renters 

regarding the tenure and family mix of the development into which they are moving, 

particularly where there is shared open space and the potential for conflict; 

• The need for proactive management to ensure that potential conflicts are managed before 

they escalate or there is an adverse impact of amenity (e.g. related to promptly addressing 

problems arising from expectations and life cycle stages, ensuring that any public domain 

damage or littering is addressed immediately).  
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2.4.9 Transferability to the Australian Context 

Many of these learnings are transferable to the Australian context, but would require some policy 

shifts and clear political will. This includes: 

• Stock transfer with title to the housing association in the case of estate renewal; 

• Provision of a realistic capital subsidy from government grants and/or land value capture, 

including in urban renewal corridors, with some recoupment possible from the sale of 

private market dwellings; 

• Increased trust in housing associations to take the lead in estate and urban transformation 

areas, and initiate appropriate strategic alliances or otherwise ‘purchase in’ required skills 

to enable them take on all roles and responsibilities; 

• Excellence in design, construction management and maintenance of affordable and market 

housing and the public domain are entirely transferable, but again may add to development 

cost and subsidy required;   

• A single point of management and maintenance across a renewal precinct, including of 

social and private housing, community facilities and shared open space, and relevant 

public domain areas. Although land ownership arrangements are different in the 

Australian context, it is possible for the association to be delegated management and 

maintenance, for example, under fee for service arrangements by the body corporate of an 

apartment building. This could be a building where there is a mix of tenures, or where 

social and private market dwellings are in separate and adjacent buildings.  



 Best Practice in Multi-Tenure Developments: Part B: English and Scottish Case Studies   39 

 

2.5 ABERFELDY VILLAGE REGENERATION CASE 

STUDY 

2.5.1 Background to Poplar Housing and Regeneration Community 

Association (Poplar HARCA) 

Poplar Housing and Regeneration Community Association (Poplar HARCA) is a resident-led 

Housing Association90 operating in East London. It is a Registered Social Landlord (RSL) with 

charitable status. The Association operates in the discreet geographic area defined by post codes 

E4 and E14 in what has historically been one of the most deprived areas of London, located around 

10 kms from the London CBD. 

Poplar HARCA was formed in the mid-1990s to assist in implementing London Borough of Tower 

Hamlets’ (LBTH) large-scale stock transfer program, which operated from 1997 to 2007. As a new 

housing association with a board made up primarily of local tenants and no prior experience in 

development and management, Poplar HARCA needed to employ a range of staff with skills and 

expertise in diverse areas, gradually expanding its staff complement and expertise with progressive 

stock transfers. This included ‘headhunting’ staff already working in private sector development, 

including those in the East London redevelopment context. 91 

To date, Poplar HARCA has received 10,000 dwellings under a number of stock transfers between 

1997 and 2008 following supportive votes from local tenants. Although Poplar HARCA was 

required to purchase the land and stock from the council, much of the stock had negative financial 

value due to the age and condition of dwellings, and also attracted some ‘gap funding’ to offset 

potential losses. Poplar HARCA holds title to the stock and land that has been transferred. This 

has provided significant benefits in terms of its ability to borrow on the private market, and to 

determine and control the progress of estate regeneration within the strategies objectives set out by 

LBTH.  

The Association is currently engaged in a range of social housing renewal activities, including 

redevelopment of non-viable stock, refurbishment of existing stock where this is of better quality 

or more economically sustainable, privatisation of some high rise stock that is heritage listed, and 

gradual tenure mix of some areas through selective sales of existing dwellings. Unlike local 

government at that time, housing associations could borrow money for their renewal activities and 

attract a range of capital and recurrent government subsidies, so that stock transfers were 

advantageous in this context.  

  

                                                      

90 Although the terms is used in various ways, it effectively indicates that it is ‘owned’ by its resident 
members, who may become shareholding members and play a key role, for example, approve changes to 
the rules, be engaged in key operational decisions, etc. 

91 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  



 

   40 

2.5.2 Overview of Aberfeldy Village Regeneration 

Aberfeldy Village is one of Poplar HARCA’s current renewal projects. It involves the staged 

regeneration of a 9 ha site of former LBTH housing. The £250 million project involves the 

complete redevelopment of the estate and construction of around 1500 new dwellings, around one-

third of these social housing, in six stages over 12 years in ‘one of the poorest wards in the 

country’.92 Operating in an area of long-standing deprivation with high levels of social exclusion, 

the project aims to ‘meet the pressing need for good quality affordable housing and sustainable 

communities.’ 

Figure 2-13: Example 

of former council 

housing redeveloped 

in the Aberfeldy 

Regeneration Project, 

November 2016  
 

The regeneration 

project was triggered 

by growing social 

problems on the estate, 

the deteriorating 

standard of dwellings, 

poor amenity of the 

public domain, and the physical isolation and layout of the estate. Its location between the docks 

and expressway infrastructure also resulted in very poor connectivity into the wider urban 

environment. These factors were said to contribute to high levels of anti-social behaviour, social 

exclusion and stigma.93     

The site itself is considered to be in a ‘prime location,’ particularly given ongoing improvements 

in transport infrastructure and proximity to employment centres. It is close to East India DLR and 

Canning Town Underground stations, ‘allowing new and existing residents to benefit from fast 

transport links to Canary Wharf and central London.’ With the crossrail due for completion in 

2018, proportional materials contend that it ‘will become one of the most sought after places to 

live in east London’.94  

 

                                                      

92 
https://www.architecture.com/FindAnArchitect/ArchitectPractices/CaseyFierroArchitects/Projects/Ab
erfeldyVillage-138826.aspx?ContensisTextOnly=true 

93 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  

94 See for example http://www.willmottdixon.co.uk/projects/aberfeldy-village-tower-hamlets; and 

discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016 
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Figure 2-14: New Units in Stage 1 of Aberfeldy 

Village, with public domain improvements, 

Sept 201595 
 

Such private sector promotional materials openly 

promote the development as an ‘innovative mix’ 

of all tenure, income and age groups, from 

existing social housing tenants to young 

professionals. At the time of writing, Stage 2 was 

nearing completion, with all private homes 

already sold,96 strong demand for social housing, 

and a special Private Rental Scheme with strong 

take up in the current housing market context.97   

As well as housing redevelopment, a major 

program of public domain improvements and infrastructure upgrades to improve connectivity and 

access to public transport was undertaken to address the poor urban amenity and isolation of the 

area. The project also involves increased investment in community facilities and social services 

including a new community centre, health centre, parks and recreation facilities as a focal point 

for the development. There has also been increased investment in Poplar town centre, including 

the re-opening of Poplar Baths (incorporating a range of health and recreational services) as a 

social enterprise.    

2.5.3 Planning and Design 

Ownership of around 450 social housing dwellings was transferred to Poplar HARCA by LBTH 

council in 2006. Following an unfavourable assessment of the economic viability of the estate with 

regard to the inappropriate standard of housing, poor design and the cost of bringing housing up 

to an appropriate standard, Poplar HARCA decided to engage in full-scale redevelopment of 

housing stock, communal spaces and the public domain. Detailed financial modelling indicated 

that social housing could be replaced at slightly above the existing level - 475 social housing 

dwellings out of a total around 1500 new dwellings, with the balance being private owner occupied 

and private rental accommodation.  

Poplar HARCA engaged in a detailed planning and design process that involved an initial 

assessment to determine dwellings yields, density and mix of private and social housing required 

for the redevelopment to be feasible using a financial modelling tool developed in-house for this 

purpose. 98 

                                                      

95 Screenshot from https://www.google.com.au/maps/ (Street View), accessed 21 November 2016 

96 http://www.primeplace.co.uk/our-developments/aberfeldy-village 

97 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016. 

98 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  
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The Association then developed a detailed design brief in close consultation with the local 

community, and informed by the expertise of Poplar HARCA staff regarding sustainable design 

and long-term management and maintenance costs. This was used by Poplar HARCA as the basis 

of an EOI process, where proposals were requested from six private sector developers. Selection 

criteria included design quality, capability, and value for money. A development partner was 

selected, and strategic alliance set up. A Design Guide developed by Poplar HARCA in 

consultation with the community provided the design template for the private development partner 

across the site. 99 

The Masterplan was initiated by Maccreanor Lavington and Caseyfierro Architect further 

developed and refined by Levitt Bernstein Associates, and creates the framework for regeneration 

in six stages over 12 years. Operating in an area of long-standing deprivation with high levels of 

social exclusion, the Masterplan aimed to ‘meet the pressing need for good quality affordable 

housing and sustainable communities’. Local tenants were reported to be active in shaping the 

Masterplan and all aspects of dwelling and urban design, with a strong commitment to this process 

by Poplar HARCA as a resident-led Housing Association.  

Key features of the Masterplan included ‘tenure blindness’ of all dwellings and apartment blocks, 

a high quality public domain and community facilities as a focal point for the development, 

improved connectivity of the site with public transport, and improved physical integration of the 

development with the surrounding urban environment. These supported social objectives 

regarding improved safety and amenity, increased social connectivity and inclusion, and an 

improved profile and image of the community. 100   

The approvals process involved extensive negotiation with LTGDC, the planning authority and 

LBTH, the local council and statutory consultee, and subsequent delays, particularly with regard 

to the LBTH requirement that not only all social housing be replaced, but that 35% of additional 

new housing also be ‘affordable’. Poplar HARCA were able to demonstrate that the redevelopment 

would not be economically feasible if the latter requirement were enforced by LBTH as the 

quantum of private sales and rentals were required to make the development ‘stack up’. The 

Association also made the case that there was a significant public benefit that flowed from the 

redevelopment of the estate as a multi-tenure development, and the improved quality of social 

housing, social outcomes and urban environment.  LTGDC ultimately accepted these arguments, 

supported by Poplar HARCA’s financial modelling.101 

The private development partner then finalised and lodged the development application on behalf 

of the partnership. A detailed development consent was obtained from LTGDC for Stage 1, and 

an outline consent obtained for further stages, with progressive detailed applications to be 

provided. However, the planning process was further complicated following the abolition of the 

LTGDC after the consent was granted, requiring the later detailed “reserve matters” applications 

to be determined by LBTH 

                                                      

99 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  

100 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  

101 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  



 Best Practice in Multi-Tenure Developments: Part B: English and Scottish Case Studies   43 

 

2.5.4 Partnership and Financing  

A Limited Liability Partnership (LLP) between Poplar HARCA Developments Ltd and the private 

developer was set up following the EOI process in an equal partnership arrangement, meaning that 

each partner is entitled to an equal share of any profits on the sale of private housing. The LLP 

arrangement also allows each partner to manage their own tax affairs. The LLP applied to the six 

stages of the redevelopment, with the ability for either partner to terminate the arrangement after 

the completion of each phase if desired. The partnership has continued into Stage 3, and is 

regarded as successful to date. 102 

Poplar HARCA Developments is a wholly owned subsidiary of Poplar HARCA. It is not a 

registered charity but a private company. These subsidiaries are a tax efficient way of ensuring that 

any share of profits from a development scheme can be “gift aided” back up to the parent charity, 

thereby avoiding corporation tax altogether. 

Poplar HARCA was the lead agency in the setting up of this partnership, and has maintained its 

separate and arms-length identity under this arrangement to maintain its “not for profit” charitable 

status.  A Deed in the form of a Member Agreement was developed at the start of the project, and 

sets out the rights, obligations and responsibilities of each partner. This is reported to have been 

important in the ongoing relationship.  

The LLP paid the private developer a project management fee to manage the development 

application process, construction and sales process on its behalf, with costs required to be managed 

within an agreed budget, and incentives built into the management fee structure to encourage 

timeliness and efficiency.  

An interesting feature is that land ownership across the whole estate was in all cases retained by 

Poplar HARCA, noting that private ownership in the Village is leasehold (unlike Australia, where 

land would generally be freehold and units created generally strata titled). The ‘ground rent’ under 

the leasehold arrangements for the private housing is an important source of ongoing income for 

Poplar HARCA. The leasehold arrangement also enables the housing association to retain a high 

degree of control over the management of the area, the maintenance of common property and the 

like. 103 

Poplar HARCA granted a licence to construct dwellings and other works on the land to the LLP. 

The dwellings were then sold, with private purchasers receiving a 299 year lease and with Poplar 

HARCA purchasing the social housing dwellings at construction cost plus an agreed percentage. 

Profits from the sale of private dwellings were distributed on a 50/50 basis between Poplar 

HARCA Developments Ltd and the private developer as previously agreed, and supported the 

construction of social housing and facilities by the parent Association through the gift aid process. 

The Association’s purchase of the 475 new social housing dwellings was funded by borrowings 

against anticipated rental income (around 60% of the cost of purchase), with the balance from 

profit from sale of private dwellings (around 30%), and government capital grants (around 12%). 

                                                      

102 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  

103 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  
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Poplar HARCA had two sources of borrowings – a 30 year loan facility with from the banking 

sector at 2-3% interest, and a 140m pound bond issue at 4% interest. Whilst the bond issue is more 

expensive, it is also reported to provide a more secure and flexible source of finance.104  

As noted, the joint venture partnership is regarded as a success by both parties. Key elements in its 

success are reported to be cultural alignment, a trusting relationship related to openness and 

transparency in all their dealings, and a clear definition of roles, responsibilities and the nature of 

the ‘deal’ worked out early in the partnership.  

As noted by senior development staff of the Association,  

The partnership worked well. It’s important to have a certain ‘human chemistry 

- people you know you can work with. Trust, openness and transparency are 

crucial. And you’ve got to spell out the deal. You’ve got to put in the time at the 

front end if you want a sustainable partnership. 105 

Staff also commented that financial conditions had assisted the process.  

The past four to five years have been kind in terms of the buoyancy of the 

property market, with significant real increases in property values over this 

period. Things may have been quite different had we started earlier [around the 

time of the GFC].106  

 

Figure 2-15: Stage 2 of 

Aberfeldy Village under 

construction in Sept 2015, 

viewed from East India 

Dock Rd, 2015.107 
 

Initially, the ‘biggest risk’ 

was viewed as the sale of 

private homes in an untested 

market and a very deprived 

and highly stigmatised area 

of London. However, related 

in part to the buoyancy of the 

market, the location and the 

quality of design, Poplar HARCA staff also reported that banks have not viewed the venture as a 

‘major risk’. Despite the inclusion of social housing, there has been no problem selling or renting 

                                                      

104 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016. 

105 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016. 

106 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016. 

107 Screenshot from https://www.google.com.au/maps/ (Street View), accessed 21 November 2016 
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private housing, and there are reported to have been ‘healthy real increases in the market value of 

housing’ in the precinct since its commencement.108  

A further risk to the land assembly process was the presence of some owners in the existing social 

housing dwellings, who had purchased their homes under the government’s Right to Buy policy.109 

These homes were ultimately subject to compulsory acquisition, with Poplar HARCA able to 

mount a case for community benefit in support of their acquisition.110   

The inclusion of a special Private Rental Sector (PRS) scheme is also reported to have been a boon 

to the project, and has accelerated the completion of the earlier stages. These are said to be some 

of the first homes built especially for PRS use, and have been constructed adjacent to the homes 

for sale being built concurrently. The units are designed for renters and not market sale, and are 

reported to be some of the first new-build PRS homes to gain institutional investment from 

M&G).111 The growing importance of the PRS in the UK context amid decreasing home purchase 

rates is noted in this regard.112  

2.5.5 Management and Maintenance  

As the owner of the land on which all dwellings, shared areas and public domain are located, 

Poplar HARCA collects a ‘ground rent’ and service fee from private owners and renters, and 

housing rent and service fee from social housing tenants.  The income is used to maintain the 

common property, public domain and the external building structures, including responsive and 

long-term cyclical maintenance to the outside of dwellings, shared open space and public domain 

within the ownership of Poplar HARCA.  

As such, there is a single body responsible for management and maintenance across the whole of 

Aberfeldy Village, ensuring a uniform and high standard of provision, upkeep and appearance to 

dwellings, shared facilities and the public domain.  This is viewed as important in the success of 

the project, including resident satisfaction, low rates of turnover of rented stock, and the perception 

of the development and marketability of future stages. Poplar HARCA is directly responsible for 

management and maintenance, undertaken in-house and using some sub-contracted labour. 

Again, they consider that this assists in ensuring the timeliness and quality of maintenance and 

upkeep. 

                                                      

108 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  

109 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016. 

110 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016. 

111 See for example http://www.willmottdixon.co.uk/projects/aberfeldy-village-tower-hamlets 

112 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016. 
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Figure 2-16: Open-air 

Markets in Poplar Town 

Centre, Monday 

Afternoon, 31 October 

2016 
 

The Association has a 

strong history of tenant 

engagement, and identifies 

itself as strongly tenant-

based. Former boards have 

had a majority of tenant 

representation, whilst the 

current board has around 50% of its members as social housing tenants. Tenant participation in 

determining the nature of renewal activities that would be undertaken, as well as in design, and in 

ongoing operations has been an important feature of regeneration in each of its renewal precincts. 

Engagement with a highly multi-cultural community is reported to be a key area of work for the 

Association. 113 

2.5.6 Mix and Configuration of Tenures  

In terms of tenure mixtenure mixtenure mixtenure mix, around one-third of dwellings across the six stages will be social rental, 

with the balance private owner occupied and market rented housing. Whilst consideration had 

been given to the inclusion of some discount market rental housing, at 80% of market rent it is 

unlikely that this would have been genuinely affordable to the main target groups in the 

increasingly expensive market of East London and the Docklands. 114    

Mono-tenure estates were not looked upon favourably by Poplar HARCA and LBTH due largely 

to stigma and the risks of increased social problems. However, informants did not have a view 

about ‘optimal mix’ of social housing. Rather, Poplar HARCA had sought to maximise the 

amount of social housing so as to replace existing stock, and focussed on social rather than 

discount market rental housing, as this is the main need in the local housing market context. 

Ultimately, the main determinant of tenure mix was economic viability, or how much social 

housing could feasibly be provided from the financial modelling and within the planning controls. 

If possible, more affordable (including) social housing would have been provided, including to 

meet the targets normally required by Council from new build. However, economic considerations 

at the project outset did not allow for this. 115  The planning consent however, through the Section 

106 agreement, has a mechanism whereby the viability is reviewed by the local planning authority 

at the outset of every phase and additional social rented housing is provided if the viability test 

shows that the scheme can afford it. 

                                                      

113 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016. 

114 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  

115 Discussions with senior staff, Poplar HARCA, during site visit on 31 October 2016.  
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In terms of tenutenutenutenure configurationre configurationre configurationre configuration, individual apartment buildings generally contained a mix of both 

social housing and private housing in the one building, with no external design distinction between 

tenures. The configuration would best be described as ‘segmented’ development, where each 

tenure is located in a separate ‘core’ around a lift well. Opportunities for casual social interaction 

between different tenure groups have been maximised through use of shared access ways or 

adjacent doors on to the street, equal access to high amenity shared open space for apartment 

buildings grouped around it, and equally good physical access to public domain, facilities and 

services.  The avoidance of segregated development, including more notorious features such as the 

‘poor door’116 and any ability to distinguish tenures by location or design, were actively 

discouraged under the philosophy of Poplar HARCA.  

Nonetheless, the ‘segmented’ or ‘core’ configuration of different tenures was favoured for practical 

reasons, principally ease of management, particularly in relation to ensuring the affordability of 

service charges and the marketability of private dwellings, which informants reported may have 

suffered from some perceptual problems were they ‘pepper potted’ among social rental dwellings. 

As noted, the current configuration is not considered to have had an adverse impact of sale and 

marketability of the private product.  

It is interesting that materials promoting the development by both Poplar HARCA and the private 

sector openly promote the broad tenure, income and age mix as a positive aspect of the project, 

noting that Aberfeldy Village is,  

…one of the first examples of a true blend of tenure types, offering homes for 

sale, private rent and social rent in one location to create a vibrant new focal 

point to encourage aspiration in an area of London under-invested in for 50 

years. It's also an excellent example of how you make best use of density to create 

an appealing new sense of 'place' that will attract a new generation to this part 

of east London.117 

As noted, this promotion or the mixing of tenures across the site does not appear to have adversely 

affected the marketability of the development in any discernible way. At the time of writing, Stage 

2 was nearing completion, with all private homes already sold, and Stage 3 selling well off the 

plans.118 

                                                      

116 ‘The poor door’ is a terms that has been used pejoratively about mixed tenure developments where a 

well-appointed private entrance exits on to a main street and the social housing entrance is of lower 
amenity and exits onto another street, or in some cases, a rear laneway. Entrances are clearly 
distinguishable, generally of differing quality, and provide for greater segregation of tenure groups. Such 
developments are reported to more often characterise developments under s106 of the Town and Country 
Planning Act 1990, which allows a local planning authority to enter into a legally-binding agreement with 

a landowner in association with the granting of planning permission. They are increasingly used to support 
the provision of services and infrastructure, such as highways, recreational facilities, education, health and 
affordable housing. 

117 http://www.willmottdixon.co.uk/projects/aberfeldy-village-tower-hamlets 

118 http://www.primeplace.co.uk/our-developments/aberfeldy-village 
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Figure 2-17: New Affordable and Private Apartment Buildings at Aberfeldy Village, in the 

context of ongoing redevelopment in the wider locality, 2015.119 

 

2.5.7 Key Learnings from Case Study 

• Ability of a new housing association, created for this purpose, to rise to the challenge of 

diverse renewal activities and required roles;  

• Benefits of a housing association in taking the lead in the large-scale redevelopment of an 

estate including in determining the renewal objectives, the mix and density of dwellings 

based on sound financial modelling, and design requirements for sustainable long-term 

management. 

• Benefits of a joint venture two ‘equal’ community and private sector partners with 

complementary skills, under an appropriate legal arrangement, with detailed negotiation 

of renewal objectives, roles, responsibilities, costs and profit distribution in advance of 

partnership formalisation. 

• High degree of trust arising from cultural alignment, transparency and accountability 

between partners. 

• The importance of transfer of title to all land and dwellings, and government capital 

subsidy, to the viability of the redevelopment for the housing association.  

                                                      

119 Source: http://www.willmottdixon.co.uk/projects/aberfeldy-village-tower-hamlets, accessed 21 

November 2016 
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• High degree of community participation in determining the nature of renewal activities, 

and through the design, development and operational phases of the project, including 

through the formal structure of a tenant-led board of the housing association. 

• Integration and indistinguishability of private and social rental dwellings within the single 

apartment buildings, with design and layout nonetheless providing for casual social 

interaction and equal access to shared open space, the public domain and the street.  

• High amenity improvements to shared open space between apartment buildings and of the 

public domain generally, which has significantly improved the attractiveness, liveability, 

resident satisfaction and marketability of the area.  

• Improved physical access to public transport and attempts to address problems with 

physical connectivity and isolation through infrastructure provision, layout and design. 

• A single point of management and  maintenance by the housing association for the whole 

of the precinct, including external building maintenance, management and maintenance 

of shared open space and facilities and the public domain, as well as tenancy management 

for the social housing dwellings. 

• The ability of Poplar HARCA to control and to fund these management and maintenance 

arrangements through the retention of land ownership and leasing arrangements with 

private residents, which enables the collection of ground rents and service fees as an 

income stream in addition to social rents and service fees.      

• Long-term commitment to regeneration through engagement of the housing association as 

the lead agency, including across diverse urban contexts requiring different approaches 

across a discreet location, and ongoing commitment to review and evaluation as the 

renewal activities progress. 

 

2.5.8 Transferability to the Australian Context 

Many of these learnings are transferable to the Australian context, but would require some policy 

shifts and clear political will. This includes: 

• Stock transfer with title to the housing association in the case of estate renewal; 

• Transferring ownership of public land free of cost or with a reasonable subsidy, including 

in renewal corridors, with possible recoupment based on sale of private market dwellings; 

• Increased trust in housing associations to take the lead in estate and urban transformation 

area renewal, and initiate appropriate strategic alliances or otherwise ‘purchase in’ required 

skills to enable them to take on all roles and responsibilities;  

• Other capital subsidies required to provide social housing to those most disadvantaged in 

the housing market, for whom an affordable rent may not meet mortgage repayment 

requirements. 

Some of these learning may be somewhat more difficult to transfer to the Australian context, but 

are nonetheless possible. This includes a single point of management and maintenance across a 
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renewal precinct, including of social and private housing, community facilities and shared open 

space, and relevant public domain areas. Although land ownership arrangements are different in 

the Australian context, it is possible for the association to be delegated management and 

maintenance, for example, under fee for service arrangements by the body corporate of an 

apartment building. This could be a building where there is a mix of tenures, or where social and 

private market dwellings are in separate and adjacent buildings. 

  



 Best Practice in Multi-Tenure Developments: Part B: English and Scottish Case Studies   51 

 

2.6 BOW CROSS REGERATION CASE STUDY 

2.6.1  Overview of Swan Housing Association  

Swan Housing Association Ltd120 was formed in 1994 in response to a 2,000 dwelling stock 

transfer, and has grown rapidly since that time. Swan provides high-quality and affordable homes 

for rent or purchase. The Association is registered as an exempt charity under the Co-operative 

and Community Benefit Societies Act 2014 and with the Homes and Communities Agency.121  

Swan’s approach has been to develop in-house capacity in a wide range of areas including 

development, project management and sales as well as traditional areas of housing and tenancy 

management. The Association employs 70 people full-time in their in-house development and 

construction team, and are currently doing around £35 million of work per annum.122 

At the time of writing, the Association has around 11,000 dwellings under management in Essex 

and East London, and expects to deliver 1,000 new build dwellings over the next 3 years.   

2.6.2 Overview of Bow Cross Regeneration   

Bow Cross regeneration area is located in Bow within in the London Borough of Tower Hamlets 

(LBTH). Formerly known as the Crossways estate, the area was developed under Council’s post-

war construction program during the 1970s.  

Bow Cross is serviced by the Docklands Light Rail (DLR), providing good access to the London 

CBD and other retail and commercial centres such as Canary Wharf. The estate is bounded by 

railway lines to the west and south, residential areas to the east, and the A11 main road to the 

north.  

                                                      

120 Originally Basildon Community Housing Association (BCHA). 

121 http://www.swan.org.uk/ 

122 Discussions with senior staff, Swan Housing Association, during site visit on 1 November 2016. 
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Figure 2-18: Aerial View of Bow Cross Regeneration Area and Environs 
Source: Screenshot from https://www.google.com.au/maps/ accessed 21 November 2016 

 

The Crossways estate originally contained three 23-storey tower blocks and 22 maisonettes, and a 

large quantity of poorly designed open space around the tower blocks. It comprised 320 dwellings, 

75% of these social housing, with the balance purchased by individual owners under the 

government’s Right to Buy policy.123 When first completed, the estate was known locally as the 

'Pride of Bow'.124 

The physical isolation of the estate was a problem from the outset, however, with the development 

resting in a former railway cutting below the level of the surrounding streets, with bridges and 

walkways the sole means of crossing the estate and accessing the towers. As well as poor 

                                                      

123 The Right to Buy scheme is a policy in the United Kingdom (since 1 August 2016 with the exception 
of Scotland) which gives secure tenants of councils and some housing associations the legal right to buy, at 
a large discount, the home they are living in. There is also a Right to Acquire for assured tenants of 

housing association homes built with public subsidy after 1997, at a smaller discount. About 1.5 million 
homes in the UK have been sold in this manner since 1980. The presence of those who have purchased 
their homes under this scheme cause some complexities for estate renewal, as negotiations need to be 
conducted with owners, especially in apartment blocks that are nominated for redevelopment, including 
the needs to obtain compulsory acquisition for many homes at an additional cost to the project.   

124 http://www.towerhamlets.gov.uk/lgnl/housing/housing_associations/housing_choice.aspx 
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connectivity and amenity, this reportedly contributed to very high rates of crime and anti-social 

behaviour, poor safety, high turnover and very poor public perception of the estate.125 

Almost half of the properties in each of the tower blocks were 3 bedroom family size units, 

including those on the higher floors. Whilst a nucleus of long-standing residents remained, by the 

late 1990s, more than over 40% of the rental stock in the tower blocks was either void, occupied 

by squatters or let as temporary placements by homeless services. Properties thus became 

increasingly difficult to let, and led to further social and physical decline. 126 

In 1999, LBTH's Housing Directorate commissioned initial structural and stock condition 

appraisals, which found the blocks to be in sound structural condition although in need of 

full refurbishment. Later in the same year, a feasibility study was commissioned from Levitt 

Bernstein Associates Ltd to look at the options available for the Crossways Estate. The feasibility 

study arrived at a ‘preferred option’ for the regeneration of the area that included the refurbishment 

of all three towers and Holyhead Close (a low rise block), the development of up to 150 new homes 

at ground level and major site re-levelling. 

During 2000-01, the Council continued a process of consultation with residents that led to the 

formation of a Residents Steering Group (RSG). The Council called for expressions of interest for 

stock transfers on four social housing estates. Swan Housing Association was the successful 

proponent for Bow Cross. An 80% vote by local tenants in favour of the transfer to Swan in 2004 

resulted in the transfer of the whole estate with title to land and dwellings to Swan Housing 

Association in 2005.  

The original LBTH goals for the regeneration project included  

…improving the estate's image and facilitating a better sense of community and 

place, giving greater local control over estate management issues, delivering high 

quality refurbishments of the estate's iconic trio of tower blocks and establishing 

a mixed, balanced community.127 

The physical regeneration provided for extensive refurbishment of the existing tower blocks, 

demolition of the remainder of the dwellings on the estate, and rationalisation of open space areas. 

The refurbishment of the tower blocks (internal and external) also involved the reconfiguration of 

some smaller dwellings to family accommodation, with a mixture of 1, 2 and 3 bedroom 

apartments on each floor. The construction of a series of modern low and medium-rise buildings 

surround the apartment buildings, and extensive tree planting and landscaping competed early in 

the project create a leafy feel to the precinct.128  

                                                      

125 'Hackney: Clapton', in A History of the County of Middlesex: Volume 10, Hackney, ed. T F T Baker 
(London, 1995), pp. 44-51. British History Online http://www.british-
history.ac.uk/vch/middx/vol10/pp44-51 [accessed 8 November 2016]. 

126 http://www.towerhamlets.gov.uk/lgnl/housing/housing_associations/housing_choice.aspx 

127 http://www.swan.org.uk/home/news/bow-cross-wins-top-planning-award.aspx 

128 http://www.swan.org.uk/ 
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Figure 2-19: Bow Cross Towers –After (right) and during refurbishment (centre and left) 
Source: https://www.flickr.com/photos/campag-keith/4419012821 accessed 21 November 2016 

 

Stage 1 of the development was constructed on vacant open space, and facilitated the relocation 

of tenants from properties being demolished or refurbished.  Minimising displacement of existing 

tenants has been a part of the process of redevelopment. 129  

There are now 680 homes in the development, with more than half let as affordable rented housing 

to applicants registered on Tower Hamlets Common Housing Register; while 200 have been sold 

privately, and 100 have been sold on a shared ownership (part-rent part-buy) basis. The physical 

renewal of the estate was completed in 2015.  

Earlier in 2016, Bow Cross achieved major recognition in the prestigious London Planning 

Awards, including The Mayor's Award for Planning Excellence, and the Best Project Five Years 

On category, which the Association believes is a ‘testament to the hard work which has gone into 

making Bow Cross such a success over the past decade since Swan first took on the regeneration’.130 

2.6.3 Planning and Design 

Swan Housing Association was given title to land and housing over the whole estate from the date 

of transfer. Swan employed its own in-house project management team to supervise the project, 

and appointed an international architect, PRP, to prepare the Masterplan and overarching design.  

                                                      

129 Discussions with senior staff, Swan Housing Association, during site visit on 1 November 2016. 

130 http://www.swan.org.uk/home/news/bow-cross-wins-top-planning-award.aspx 
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The approval of the final Masterplan is reported to have been a relatively straightforward process, 

and formed the basis for further detailed planning approvals by LBTH as stages progressed. 131  

There was extensive participation by local tenants in the development of the Masterplan, urban 

and dwelling design, and the criteria for selection of preferred renewal agency from the outset.  

This continued throughout the design process. PRP architects ensured that there was active 

participation from tenants and the wider community in a staged design process, from the 

presentation of design options reflecting initial community input, and presenting increasingly 

refined design options as the process progressed. 132 

A pastel palette of yellow, green, pink and purple tones was deliberately chosen for the extensive 

refurbishment of the external facades of the tower blocks so as to soften their overall feel and 

address the ‘forbidding atmosphere’ that had come to characterise the estate. 133 Newly constructed 

low and medium rise apartment buildings use a combination of articulation, different textures and 

design features to break up facades and provide a more pleasing street scape. There is nothing to 

distinguish private and affordable dwellings for the outside observer. 134  

A key priority for the community was major improvements to the public domain, removal of 

walkways and integration of the site into the surrounding urban fabric to improve amenity, and 

reduce physical isolation and stigma. The impact of realigning and physically integrating the 

precinct upon external perceptions and resident satisfaction should perhaps not be under-

estimated, including bringing in a new access road and design measures that disguise the fact that 

the estate sits some six metres below the surrounding neighbourhood. 135 

                                                      

131 Discussions with senior staff, Swan Housing Association, during site visit on 1 November 2016. 

132 Discussions with senior staff, Swan Housing Association, during site visit on 1 November 2016. 

133 http://www.swan.org.uk/home/news/bow-cross-wins-top-planning-award.aspx 

134 Discussions with senior staff, Swan Housing Association, during site visit on 1 November 2016; and 
observations on the site visit. 

135 Discussions with senior staff, Swan Housing Association, during site visit on 1 November 2016; and 
http://www.swan.org.uk/ 
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Figure 2-20: Bow Cross 

New Build Medium Rise 

Apartments constructed 

on under-utilised open 

space, with significant 

improvements to public 

domain amenity and 

pedestrian and cycling 

connectivity, November 

2016  
 

The importance of 

physical and social 

integration of Bow Cross 

was recognised at the 

awards ceremony organised by London First in conjunction with the Mayor of London, the Royal 

Town Planning Institute and London Councils, where Swan Housing Association was praised for 

‘having transformed the area into a traditional street-based neighbourhood where people wanted 

to live’. 136 

2.6.4 Partnering and Financing  

Swan Housing Association was successful in the LBTH expression of interest (EOI) process in 

their own right. They were given title to given title land and housing over the whole of the site, 

and engaged in regeneration planning and design in accordance with the EOI.  

The Association has its own in-house project management, construction, property and tenancy 

management teams. As such, Swan project managed all aspects of the work. It engaged 

international architects, PRP, to deliver the Masterplan including high-level design that reflected 

community input and long-term management and maintenance considerations.  

The refurbishment of the two affordable rental towers and the low and medium rise apartment 

buildings were completed under a design and construct contract with several builders following a 

competitive tender process based on detailed documentation.  Swan’s in-house construction team 

directly undertook the refurbishment of the tower block for private sale.   

The original financial model developed by Swan provided for a reasonable level of debt financing. 

Due to the rapid increase in property values, however, the physical renewal had income of £110 

million, including £50 million in government grants and £55 million in private sales, so that the 

loan facility taken out during construction could be paid back in its entirety on completion of the 

project.  

                                                      

136 http://www.swan.org.uk/home/news/bow-cross-wins-top-planning-award.aspx 
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Figure 2-21: Bow Cross Regeneration Area c. 

2013. 
Source: http://simonterrill.com/Bow-Cross accessed 21 November 

2016 
 

 Of note, property values have increased four-

fold in real terms from pre- to post-development, 

related to the light rail, refurbishment of stock, 

major improvements to the public domain and 

connectivity, and changing perceptions of the 

area. It is also related to the general appreciation 

in property values that have applied to the East 

End. The average sale price of an apartment in 

the estate has increased from £110,000 to more 

than £400,000 over the past 5 years or so.137  

 

 

 

2.6.5 Tenure mix and configuration   

Of the 680 homes in the development, more than half are let as social rented housing to applicants 

registered on Tower Hamlets Common Housing Register, while 200 have been sold privately, and 

100 have been sold on a shared ownership (part-rent part-buy) basis. As such, there is a broad 

tenure mixtenure mixtenure mixtenure mix of 70% affordable housing and 30% private purchase housing.  

The rationale for tenure mix was based on the best offer received by Council to its EOI. LBTH 

considered that maximisation of as much affordable housing as possible was desirable within the 

constraints of Swan’s financial model to provide for regeneration viability. 

A mix of tenure configurationtenure configurationtenure configurationtenure configuration approaches has been used across Bow Cross. 

Of the three tower blocks, one consists of all private purchase housing, with the other two towers 

consisting entirely of affordable housing (mainly social rental). Of the mid-rise apartment 

buildings, some have separate affordable and private housing ‘cores’ within the one building, with 

a small number of buildings (Phase 3) ‘pepper potting’ the private and affordable housing, and 

sharing an entrance to the building.  

There is no physical distinction between affordable and private buildings or cores externally, 

although there is a higher level of internal finish within the lobby areas of the private tower (tiled 

floors and high quality wall finishes in the private tower, and linoleum floors and anti-graffiti paint 

in the affordable housing towers, providing for ease of maintenance in the latter). Internal finishes 

                                                      

137 Discussions with senior staff, Swan Housing Association, during site visit on 1 November 2016, and 
review of housing sales data.  
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in the apartments were also different, and tailored to expectations and management and 

maintenance considerations.   

Each of these configurations appeared to be working well in terms of management and 

marketability, however, separate buildings or cores were viewed by the Association as the preferred 

model due to management considerations, and to a lesser extent, perceptions of private purchasers.  

As noted by senior development staff,  

There are different management challenges when comparing private occupiers 

with affordable housing tenants.  As such Swan has dedicated specialist teams 

for both areas to effectively manage this. To add to this, purchasers have different 

expectations in respect of specification and with this there are often material 

differences in service charges which are not always transferable across tenures.  

This has led us to believe that keeping the affordable housing and private sale 

housing in separate cores or buildings is the most appropriate measure to take.  

We do however insist that our designers incorporate interactive shared amenity 

space for all residents to enjoy together and encourage tenure blink applications 

to building fabrics. 138 

In terms of outdoor open space, some mid-rise apartment buildings were clustered around shared 

landscaped courtyards, with private and public cores having equal access to this area. Public 

domain improvements were likewise attractive, and enhanced the street scape with a range of hard 

and soft landscaping, with all tenures able to easily access these spaces.  

The development also includes a community centre with open access to community rooms, a 

crèche and nursery, an IT suite and small business facilities, and other community uses, as well as 

a children’s playground, and a multi-use outdoor games area. There is reported to be strong 

resident involvement in the development and management of these facilities, with Swan 

informants stating that,  

We’ve found that high quality communal space and facilities are more important 

to the community than tenure mix and tenure separation.   

 

2.6.6 Management and Maintenance  

Swan Housing Association provides a single point of access for all maintenance and management 

across the renewal area. Swan considers that providing for a uniformly high standard of 

maintenance in a timely way across Bow Cross is important for the marketability of the 

development and for resident satisfaction. 

The management of Bow Cross is undertaken by the Association in conjunction with its private 

management subsidiary Hera Management Services. Swan manages the affordable housing and 

provides estate services such as maintenance of communal green areas and the cleaning of internal 

and external areas, whilst Hera handles the administration of the privately occupied buildings 

which make up the scheme. 

                                                      

138 Discussions with senior staff, Swan Housing Association, during site visit on 1 November 2016. 
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Private dwellings are leasehold, so that Swan receives both a ground rent and a service fee from 

which it provides management and maintenance to the outside of dwellings and all shared facilities 

and public domain areas for which it is responsible. Affordable housing tenants also pay a service 

fee which is embedded in their rent. 

A feature of the development of which Swan is particularly proud has been a reported 90% 

decrease in crime before and after the redevelopment. They attribute this to a number of factors, 

particularly a major overhaul of the public domain including design to ensure passive surveillance 

of public areas; a change of culture in that ‘people no longer feel alone in their flats, and feel that 

they can complain about problems’; a proactive consultative committee to proactively raise and 

deal with issues; and active safety management including an extensive CCTV network across the 

area and  joint surveillance operations with police to target crime and drug dealing.   

Complaints procedures for all residents of the area are published, with issues promptly addressed 

and action taken reported back to complainants. There are also ‘surgeries’, or regular drop-ins, for 

leaseholders (private owners) to raise issues and concerns. 139 

Swan works closely with the Bow Cross Estate Residents’ Board focusing on local issues.  In 

addition Swan supports the London Resident Consultative Committee.   

                                                      

139 Discussions with senior staff, Swan Housing Association, during site visit on 1 November 2016. 
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2.7 ABBOTTS WHARF/VICKERY WHARF 

REGENERATION CASE STUDY 

2.7.1 Overview of Abbotts Wharf/Vickery Wharf Development  

An earlier mixed tenure development by East Thames Ltd Housing Association, considered highly 

innovative in its day, is the Abbotts Wharf/Vickery Wharf development in the suburb of Poplar.  

The development is located along the Limehouse Cut canal and fronts Stainsby Road, which runs 

parallel to the Cut. The site is less than 2 kms from the Westferry and Langdon Park Docklands 

Light Railway (DLR) stations. Within the 2 kms are also a number of amenities including Bartlett 

Park, Mile End Park Leisure Centre, a cinema, several supermarkets and a varied selection of bars 

and restaurants.  

The development is located close to areas that have been subject to significant gentrification and 

value uplift over the past two decades. 

 

 

Figure 2-22: Aerial View of Abbotts Wharf (left) and Vickery Wharf (right) Apartments 

Source: Screenshot from https://www.google.com.au/maps/ accessed 21 November 2016 

Constructed on a former brownfield site of 0.6 ha, the development contains 201 units across four 

towers, one five-storey, two eight-storey and one thirteen-storey. The total development value was 
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£21 million. A mix of dwellings sizes (77 one-bedroom, 110 two-bedroom and 8 three-bedroom 

flats and 6 three-bedroom maisonettes) provide accommodation for diverse family types.  

The two apartment buildings that make up the Abbotts Wharf development currently contain all 

private apartments. In the Vickery Wharf development, one building contains a mix of social 

rental, assisted purchase and private housing, while the second building contains mainly private 

housing. Externally, each of the buildings is indistinguishable.   

 

 

Figure 2-23: View from Stainsby Rd of two eight-storey apartment buildings, Abbotts Wharf 

(all private dwellings) on the right, and Vickery Wharf (mixed tenure) on the left, with paved 

open space between the developments.  
 

Promotional material issued in 2006, after the development had received several prestigious 

awards, particularly noted the social integrations of the development, with shared ownership, key 

worker and social rental housing ‘dispersed across a series of four blocks’; and described the 

development as, 

A ground-breaking brownfield regeneration project by Telford Homes, the East 

Thames Group, architects Jestico and Whiles and the London Borough of 

Tower Hamlets, this landmark scheme has injected life into its surrounding 

locale and created an aspirational destination for the local community.140  

A document issued by East Thames Group at this time also notes the social objectives of the 

project, commenting that, 

                                                      

140 East Thames and Telford Homes. 2006. Abbotts Wharf Wins Prestigious Design Award, p.1.  
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The central ethos of the project is ‘quality homes situated within an inclusive 

community’, with design and layout reflecting this ideal.141  

 

2.7.2 Planning and Design 

When East Thames Ltd and Telford Homes purchased the site in 2003, it had planning consent 

for 150 homes, together with a requirement that 25% of homes should be ‘affordable’ (social and 

intermediate rent and low cost or assisted purchase). East Thames entered into a joint venture with 

Telford Homes, gained a revised planning permission from London Borough of Tower Hamlets 

(LBTH) for a higher density development, and developed 201 homes, of which 50% at that time 

were ‘affordable’ (36 social rental, 8 intermediate, 56 assisted home ownership, and 101 private 

sale), thereby ‘increasing the social benefit to the area’ through increased affordable housing 

provision.142   

Close communication between LBTH throughout the project, and the support of the council for 

the site as part of a priority mixed tenure renewal project and its strategic priorities meant that the 

approvals process was relatively straightforward. 143 

East Thames and Telford Homes contracted architects, Jestico and Whiles, to design a high 

quality, ‘modernist’ development that reflected the changing face of the Docklands. This included 

the use of brightly coloured balconies and panels as a feature of the design across the four buildings, 

at a higher density than originally envisaged. The use of clean building lines, sharp angles, and 

self-cleaning render enhanced the modern feel of the buildings.144 

The design and layout of the development was viewed as particularly innovative at the time of its 

completion, particularly with regard to the social aims embodied in this design. As noted by the 

then Chief Executive of East Thames Group,  

We had in mind that everyone who lived in Abbotts Wharf should benefit from 

a uniformly high standard of urban development.145  

Discussing the scheme at its award for ‘Small Housebuilder’ at the prestigious Housing Design 

Awards 2006, the judges commented,  

The eight-storey block combines market rent and shared ownership, or is it social 

rent and shared ownership? It is impossible to tell from the [design] 

specification… 

The design of Abbotts Wharf has been carefully considered to provide an 

inclusive connection of homes that promotes integration. All design aspects of 

the properties have been designed to the same high standard and the various 

                                                      

141 East Thames Group, 2006. Abbotts Wharf, Tower Hamlets Information Sheet, p.1.  

142 East Thames Group, 2006. Abbotts Wharf, Tower Hamlets Information Sheet, p.1.  

143 Discussions with senior East Thames staff, site visit November 2016.  

144 Discussions with senior East Thames staff, site visit November 2016.  

145 East Thames and Telford Homes. 2006. Abbotts Wharf Wins Prestigious Design Award, p.1. 
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tenures have been dispersed across the site, whether private of affordable, 

creating a sense of community.  

Other articles noted that there was no evidence of ‘social hierarchy’, with services like the 

concierge ‘at hand to help everyone’. Others noted that,  

In the past, we have seen impressive quality schemes where the social housing 

has been hidden in the shadows. The scheme at Abbotts Wharf in London 

Docklands is an example of how to reverse that…These schemes show the 

increasing skill of housing associations to make quality available for all. 

Examples like this must become common place, not the exceptions.  

 

 

Figure 2-24: Eight-storey Abbotts Wharf (foreground) and Vickery Wharf (background) Apartments 

viewed from Stainsby Rd, the latter building with a full mix of tenures  

Source: Screenshot from https://www.google.com.au/maps/ (Street View) Photo taken October 2015, accessed 21 November 2016 

 

It is apparent from other developments visited in London in 2016, including the other East London 

case studies, that such high quality design standards that add ‘interest’ to building exteriors, and 

that are physically integrated and indistinguishable across tenures, are now quite common in good 

quality developments, with the earlier East Thames’ development at Abbotts/Vickery Wharf likely 

apparently emulated by some.   

The full integration of social and private tenures, however, has perhaps not been as successful as 

originally envisaged, although this is largely related to more pragmatic management concerns, as 

discussed below.  It is unclear whether the full mixing of tenures has been  ‘pulled back’ into one 

building in more recent years, as the documentation on this is somewhat contradictory,146 and 

                                                      

146 For example, some documents reviewed provide a more utopian vision of all tenures spread across all 
of the four buildings, whilst others note that the full mix of all tenures was confined to one eight-storey 
building, even from the outset.  
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there are few left in the Association with the historical memory of how tenure was originally 

configured.  

Regardless, tenure mix of social and assisted purchase is now reported to be confined to one eight-

storey building in Vickery Wharf, the concierge service is available in one private building, and 

there are practical considerations related to differences in service fees that are leading to some 

management complexities. These have resulted in a modified position on full tenure integration, 

although key principles remain.  

2.7.3 Partnering and Financing  

The Housing Corporation provided around £3.8 million under a Challenge Fund grant to subsidise 

62 of the affordable homes. 

Unfortunately, no record could be found in ETHA of the details of the partnering and financing 

arrangements, and no existing staff members were part of the relevant processes.  

2.7.4 Management and Maintenance  

East Thames Ltd is responsible for tenancy management for the affordable (social and assisted 

purchase) housing, and provides facilities management across all buildings, private and 

affordable/mixed tenure. This provides external maintenance and repairs to all apartment 

buildings, cleaning and maintenance to all common areas and shared open space around the 

buildings. All buildings and apartments are leasehold, with land title held by East Thames Ltd.  

Facilities management is funded by a differential service fee between the tenures, and ground rent 

on the leasehold (private) dwellings.  A document provided from 2006 notes that ‘all tenures 

benefit from an integrated, high quality housing management service across the four blocks.’147 

The development has provided some important learnings for future developments in this regard. 

As noted by East Thames staff,  

In some ways, you could see the [Vickery Wharf] development as a fore-runner 

of our later developments. We were innovative in creating a ‘tenure blind’ 

development, where there was no distinction externally between the buildings 

containing the affordable and private market housing. We didn’t do the [mixed 

tenure building in Vickery Wharf] by ‘cores’. We wanted full social mix, and 

pepper potted the affordable and private housing in the same buildings and were 

quite idealistic, I think.  

We’ve moved away from this now, mainly due to complexity of management. 

There are differences in the expectations of private residents – they expect a 

higher level of service - and the difference in service charges reflect this (£220 per 

month for leasehold (private) residents and £40 per month for social rental 

tenants). We (and our tenants) can’t afford the higher cost. 

                                                      

147 East Thames and Telford Homes. 2006. Abbotts Wharf Wins Prestigious Design Award, p.1. 
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The private apartment buildings in Abbotts Wharf have a full-time concierge service on the ground 

floor that provide a secure environment, monitored entry and deal promptly with any issues raised 

by residents. Private residents often reportedly request a higher standard of other services, for 

example, more frequent cleaning of common areas, more frequent painting of hallways, etc. The 

‘pepper potting’ of tenures in one of the buildings causes a problem in terms of equitable funding 

of such services, and has been an additional cost to East Thames Ltd in subsidising the social 

tenants’ service fee.  

A forthcoming issue relates to the cleaning and painting of the external apartment buildings. 

Although these are ‘self-cleaning’ render, they are now looking ‘tired’, and private residents want 

this upgrade completed as soon as possible. East Thames is concerned that they may not be able 

to afford to provide this additional service to the mixed tenure building. Staff expressed a concern 

that this could result in a reasonable difference in the external appearance of Abbotts Wharf and 

the adjacent Vickery Wharf buildings, as well as a greater physical distinction between difference 

parts of the precinct, and resulting discontent of residents in lower amenity buildings.   

Regardless of whether the development is ‘pepper potted’ or segmented, however, it would seem 

that these differences in service charges could have the same effect in distinguishing the affordable 

and private buildings, however.   

There were not reported to be any other management problems arising from the mixing of tenures 

in the development, for example, in relation to social issues, resident conflict, etc, and levels of 

turnover were reported to be low.  

As noted, it is uncertain whether the tenure mix is similar to that which the development contained 

on its completion in 2006, but it appears that there may have been some reconfiguration of tenure 

between buildings over this time.  

2.7.5 Tenure Mix and Configuration  

With regard to tenure mixtenure mixtenure mixtenure mix, as noted, at the time of construction and initial occupation there were 

201 homes. Around 50% at that time were ‘affordable’ (36 social rental, 8 intermediate rental and 

56 assisted home ownership) and 101 were private sale.148   

In terms of tenure configurationtenure configurationtenure configurationtenure configuration, the two apartment buildings that make up the Abbotts Wharf 

development contain all private one and two bedroom apartments. In the Vickery Wharf 

development, one building contains a mix of social rental, assisted purchase and private housing 

(‘pepper potted’ throughout the building), while the second building contains all private housing. 

Externally, the buildings are indistinguishable, with entrance doors opening on to the same street 

or open space area.  

The social objectives of the then East Thames Group are evident in their comments regarding the 

rationale for ‘pepper potting’ tenures in the mixed tenure building of Vickery Wharf, with mixed 

tenure apartments on the same floor opening onto a common hallway. As noted, more pragmatic 

                                                      

148 East Thames Group, 2006. Abbotts Wharf, Tower Hamlets Information Sheet, p.1.  
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concerns related to management and maintenance has shifted their thinking in the regard for newer 

developments like Ocean Estate, which are generally segmented by core of building.  

East Thames staff also expressed a concern that there may have been some impact on private 

property values in the re/sale of private dwellings in the mixed tenure building.  As noted, 

Within the ‘pepper potted’ arrangement, valuers will say there is a 10% reduction 

in value for private sale or resale compared with adjacent [private owned and 

rented apartment] buildings. Academic research tells us it makes no difference at 

all. My feeling is that it must make some difference due to private resident 

perceptions and the level of choice in the level of service, differences in service 

changes and so on. But it’s difficult to quantify’.  

Nonetheless, staff felt that the external comparability of apartment buildings, and equal access to 

the street, and possibly the integrated tenure mix, led to a good level of resident satisfaction and a 

lack of obvious conflict between tenure groups. 

In other sites where developers have a ‘poor door’,149 residents are much more 

likely to have an ‘us an them mentality’. From what I understand, there is more 

discontent and conflict between private and social housing tenants, who end up 

feeling like second class citizens.  

It also affects the perceptions of private residents about their neighbours. When 

you can pick the difference, when tenures are clearly segregated, it’s easier to put 

labels on people. We always avoid this approach and make sure our 

developments are as integrated as possible, regardless of whether they have 

separate buildings or not.  

  

                                                      

149 ‘The poor door’ is a terms that has been used pejoratively about mixed tenure developments where a 
well-appointed private entrance exits on to a main street and the social housing entrance is of lower 
amenity and exits onto another street, or in some cases, a rear laneway. Entrances are clearly 
distinguishable, generally of differing quality, and provide for greater segregation of tenure groups. Such 

developments are reported to more often characterise developments under s106 of the Town and Country 
Planning Act 1990, which allows a local planning authority to enter into a legally-binding agreement with 
a landowner in association with the granting of planning permission. They are increasingly used to support 
the provision of services and infrastructure, such as highways, recreational facilities, education, health and 
affordable housing. 
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2.8 NEW GORBALS (CROWN ST REGENERATION 

PRECINCT) CASE STUDY  

2.8.1 Overview  

This section of the report provides an overview of the Glasgow (New Gorbals) case study, in 

particular, the historical context of the project. This is followed by the detailed case study the 

Crown St Regeneration Project, New Gorbals, including key learning and potential transferability 

to the Australian context. Appendix B provides a demographic overview of the locality.  

2.8.2 Historical Context of Crown St Regeneration Project, New 

Gorbals   

One of Glasgow’s oldest suburbs with urban settlement dating back to at least medieval times,150 

by the 1990s when the area’s most recent urban renewal began, The Gorbals had experienced 

successive waves of development, settlement and redevelopment. 

Just south of Glasgow CBD across the Clyde River, The Gorbals was viewed as a ‘good address’ 

in the early nineteenth century for the City’s middle class industrialists, professionals and 

tradespeople. As the century progressed, waves of immigrants from Ireland, Italy, Central Europe 

and the Scottish Highlands fleeing poverty and oppression were settling in The Gorbals in large 

numbers, attracted by jobs in the expanding railways, industrial enterprises and docks around the 

Clyde River.151  

New arrivals initially settled in poor quality and makeshift housing. From the mid-1800s, private 

speculators and companies seeking to house their workers constructed large tracts of medium-rise 

tenement housing throughout The Gorbals, with some also built on land owned by the railways 

and the city authority.152 The tenements were thrown up quickly and cheaply. Flats often consisted 

of one room of around 15m2 (a ‘single end’) combining living and sleeping areas and a kitchen, 

with one tap supplying water for an often large family who sometimes took in lodgers to 

supplement the family’s income. Other accommodation was of somewhat better amenity, 

consisting of a ‘room and kitchen’ or ‘two rooms and kitchen’, but most homes shared an outside 

toilet with a number of families, and Crown St was reported to have no community bathroom 

facilities.153  

                                                      

150 Aird, A. 1894. Glimpses of Old Glasgow, Glasgow Digital Library. 

151 Smith, R. 2014. The Gorbals & Oatlands - A New History, Volume 1: The Gorbals of Old, Stenlake 
Publishing. 

152 Knox, W.W.  1992. A History of the Scottish People: Urban Housing in Scotland 1840-1940, SCRAN. 

153 Gorbals Exhibition, People’s Palace Museum, 26 October 2016. 
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Some of the worst housing conditions were experienced in the larger town houses and terraces that 

had once accommodated the area’s middle class, where owners or their Factors154 sublet rooms to 

large or multiple families at more expensive rents. The severe over-overcrowding, poor amenity 

and upkeep of housing, and the extreme poverty of many residents, resulted in high rates of infant 

mortality, premature death and chronic ill-health among residents of the tenements and the once 

better quality housing. 155 

There were periodic moves to renew or upgrade the Gorbals. In the 1870s, the social deprivation 

of The Gorbals was targeted by the City Improvement Trust. However, its slum clearance policy 

did little to improve the dwelling conditions of the working classes, although some local 

interventions resulted in widened streets and improved building standards.156 The Glasgow 

Corporation’s Fifty Year Plan in the 1920s led to small scale housing demolition and urban 

improvements, but again had little impact on the general living and housing conditions of local 

people.157 Living conditions in The Gorbals were particularly grim by the outbreak of WWII, due 

to a combination of high unemployment, increasingly dilapidated housing and concentration of 

the most disadvantaged families. Health, overcrowding and living conditions in its densely 

populated neighbourhoods were reported to be amongst the worst of any community in Europe. 

With around 40,000 people within 252 acres, it was also one of the most densely settled areas in 

the UK.158    

                                                      

154 For housing which includes commonly owned areas (such as roofs, staircases, entrances and gardens), 
co-owners share joint responsibility for the repair and maintenance of these areas. Individual owners may 
take on the task ('self-managing'). In some cases the title deeds will require owners to use a property 
manager and this is now the usual arrangement for modern flatted developments in Scotland. The property 
manager is sometimes called by the traditional Scottish term of 'factor'. 

155 Smith, R. 2014. The Gorbals & Oatlands - A New History, Volume 1: The Gorbals of Old, Stenlake 
Publishing. 

156 Urban, F. 2011. ‘Built Historiography in Glasgow’s New Gorbals’, in Journal of Art Historiography, 
Number 5 December 2011 

157 Knox, W.W.  1992. A History of the Scottish People: Urban Housing in Scotland 1840-1940, SCRAN. 

158 Gorbals Exhibition, People’s Palace Museum, 26 October 2016. 
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Figure 25: ‘Back court’ surrounded by tenement buildings in the early 1950s  

 

The UK’s government’s post-war housing construction program was ultimately rolled out in The 

Gorbals from the late 1950s to the early 1960s by the Glasgow City Council under an ambitious 

modernist housing agenda. As well as the creation of peripheral social housing estates and ‘new 

towns’ to accommodate residents from neighbourhoods where mass tenement demolitions were 

occurring, high-profile construction projects were promoted by GCS as representing the ‘best in 

modern living and design’159 for former tenement dwellers of The Gorbals and working class 

residents relocated from other more deprived areas of Glasgow.160 Following the demolition of 

more than 7,500 tenement flats, most of Hutchesontown’s 27,000 residents were dispersed, and 

less than 25 percent of the former inhabitants eventually remained in the area.161  

In particular, new 20-storey ‘brutalist’ towers, such as the Queen Elizabeth Square apartments 

designed by Sir Basil Spence, were promoted as innovative in their design and construction.162 

Soon after their completion, however, the towers became ‘a byword for crime, plight and misery 

much in the same way the tenements had been a decade earlier’, with ‘reports on assaults and 

muggings in the corridors alternated with findings about leaks and poisonous asbestos panels’.163 

The towers were demolished in 1993. 

                                                      

159 Urban, F. 2011. ‘Built Historiography in Glasgow’s New Gorbals’, Journal of Art Historiography, No 5 
Dec 2011 

160 Presentation by Staff of New Gorbals Housing Association, 27 October 2016. 

161 Urban, F. 2011. ‘Built Historiography in Glasgow’s New Gorbals’, Journal of Art Historiography, No 5 
Dec 2011 

162 http://www.designcurial.com/news/the-10-best-brutalist-buildings-43430 

163 Urban, F. 2011. ‘Built Historiography in Glasgow’s New Gorbals’, in Journal of Art Historiography, 
No 5 Dec 2011, p. 6. 
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Figure 26: Queen Elizabeth Square 

apartments designed by Sir Basil Spence 

 

The Crown St Regeneration Area is situated 

immediately west of the site on which Spence’s 

towers had stood. This site had accommodated 

twelve 7-storey deck-access blocks with 759 flats 

and two 24-story point blocks with 384 flats 

constructed in 1968. However, within just a few 

years, these blocks were colloquially renamed ‘the 

Dampies’. 164 Construction methods and materials 

did not adequately take onto account the City’s 

high rainfall, wind and temperature conditions, 

and design features such as elevated walkways 

between buildings and poor public domain 

treatments resulted in unsafe and low-amenity 

outcomes.165  

In a relatively short time, residents with the 

capacity to do so were leaving the worst designed 

and more problematic developments, and by the 

mid-1980s, a significant part of such developments 

had been left vacant. ‘The Dampies’ on Crown St 

were demolished in 1987, and the vacant site was 

ready for the next wave of redevelopment.  

 

2.8.3 The ‘Third Wave’ of Urban Regeneration  

Overview 

The Crown Street Regeneration Project is located in Hutchesontown, one of three renewal 

precincts in The Gorbals, and is now reported to comprise around 1400 dwellings, including 400 

social rental dwellings and 1,000 private dwellings, including around 20% private rental. 166 It is 

physically well-integrated with surrounding areas, with regeneration including improved 

pedestrian, cycling and public transport connectivity to Glasgow CBD and surrounding areas. A 

new public transport concept was also introduced to the area with bus lines passing directly in front 

of the retail facilities.167  

The majority of the development is four storeys in height, with Crown Street itself varying between 

three and five storeys. To support the creation of a ‘community’ or ‘urban village’, 168 the precinct 

                                                      

164 Urban, F. 2011. ‘Built Historiography in Glasgow’s New Gorbals’, in Journal of Art Historiography, 
Number 5 December 2011, p. 6. 

165 Presentation by Staff of New Gorbals Housing Association, 27 October 2016. 

166 Presentation by Staff of New Gorbals Housing Association, 27 October 2016. 

167 http://www.eukn.eu/e-library/project/bericht/eventDetail/the-crown-street-project-gorbals-glasgow-
uk/  

168 Glasgow Crown street Regeneration page 5 
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also contains an attractive and well-utilised community, commercial and retail centre, including a 

Council library, a new business centre, supermarket, leisure centre, a range of shops, local parks, 

small business accommodation and local social enterprises.  The wider catchment for services 

offered in the commercial centre, and proximity to the Glasgow College and student 

accommodation, is also an advantage for the viability of local retailers and service providers.169  

 

Figure 2-27: Aerial view of 

Crown Street development 

in Glasgow, Scotland 

Source: Google Images, 2016 

The development site is 

located around Crown Street 

in the City of Glasgow, 

Scotland. Crown Street forms 

the north-south major axis 

through the development site. 

As it formed an iconic aspect 

of the landscape, the existing 

alignment of the street was 

retained and forms the main 

structuring element of the 

new development.  

The Gorbals was designated a priority regeneration area by government in the late 1980s. The 

purpose of the redevelopment of the site is to assist in the regeneration of the area through 

developing a major new residential community centring on the Crown Street site. As such, the 

Crown St Regeneration Project attracted significant government investment in its early stages, 

including high levels of capital subsidy for social housing construction, a lesser capital subsidy for 

private housing, and a range of investments in physical and community infrastructure as part of a 

wider social and economic development agenda.  

The high levels of initial investment were reportedly driven by strong political imperatives for the 

Gorbals’ renewal to succeed in the face of the high profile ‘failure’ of earlier regeneration efforts.170 

An important objective of the redevelopment was also to ensure that residents could be rehoused 

in the same area to avoid the ‘slum clearance’ effects of previous regenerations.171  

                                                      

169 Site visits, October 2016.  

170 Presentation by Staff of New Gorbals Housing Association, 27 October 2016. 

171 Interview with staff of the Glasgow West Scotland Forum, 26 October 2016. 
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A key partner in the redevelopment has been the New Gorbals Housing Association (NGHA), a 

Community Controlled Housing Association172 that was established in 1989 by a group of 

local residents. The NGHA was the lead agency in the development of the social housing 

component of the Crown St redevelopment, and has also taken a leading role in the transformation 

of other renewal precincts in The Gorbals. The Association now owns and manages more than 

2500 homes for social rent in The Gorbals and is the Factor for 1600 privately owned properties.173  

Demographic Overview  

Demographic data has been analysed for The Gorbals (Crown St Data Zone) (TGCSDZ) through 

an amalgamation of relevant Census Output Areas for the 2011 Census compared with benchmark 

areas of Glasgow City and Scotland in order to understand the social context of the redevelopment. 

This is reported in detail in Appendix B. 

The relative gentrification of the Crown St precinct is evident from an analysis of this data, despite 

the relatively high rate of social rental compared with Scotland.  

Overall, the precinct is much younger than Glasgow and Scotland more generally, with a higher 

proportion of young adult, a lower median age, and a higher concentration of lone person and 

couple only households.  

There was also a much higher than average proportion of employed people, with these having 

higher than average occupational and education status than for Glasgow and Scotland. They also 

self-reported better health and disability status than average.  

In terms of housing tenure, although 31% of dwellings were reported to be social rental, this was 

lower than the Glasgow average (though higher than Scotland), and there was a much higher rate 

of private rental than average. This is shown in the following graph.   

 

 

 

                                                      

172 There are 69 Community Controlled Housing Associations in Scotland, with 40 in Glasgow. One of the 
objectives of such associations, whose Boards are made up principally of local tenants, is to ensure that 
local tenants are not displaced in renewal activities and to avoid the mass slum clearance of previous 
renewal policies (Interview with staff of the Glasgow West Scotland Forum, 26 October 2016; and 
http://www.newgorbalsha.org.uk). 

173 Presentation by Staff of New Gorbals Housing Association, 27 October 2016. 
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Figure 2-28: Tenure and Landlord Type 2011 

Source: JSA 2016, based on data from Scottish Census 2011 

Change in selected social indicators over time was also analysed for the The Gorbals (Crown St 

Data Zone) (TGCSDZ) Glasgow City and Scotland in order to understand the extent to which the 

social profile is changing from 2001 to 2011, the earliest period for which reliable longitudinal data 

was available.  

Overall, this comparison shows the gentrification of the precinct over time, with a significantly 

higher proportion of better qualified residents, and people employed in professional jobs, and loss 

of people in process work. There was also a slight aging of the population, and an increased in 

smaller households, likely indicating stability of residence to some degree.  

There was, however, an increase in sales and personal service workers, and an increase in the 

proportion of people who are unemployed, indicating ongoing social diversity, likely in the social 

rental accommodation.   

In terms of tenure, the main change was a 4 percentage point decrease in social housing, and a 5 

percentage point increase in private rental. (See Appendix B for more detail.  
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Planning and Design  

Following strong lobbying by local residents and ongoing concerns about the area’s urban decline, 

the vacant Crown St site was identified by an economic development body, the Glasgow 

Development Agency (GDA), which purchased the site from Glasgow City Council for a 

demonstration regeneration project in 1989. The project was originally proposed to contain 100% 

housing for private sale. However, consideration of equity in the use of public funding, the risk 

associated with an untested market for private sales in this context, and concerns regarding 

resentment about the creation of a private housing ‘ghetto’ in the middle of surrounding public 

housing estates led to the decision to include a 25% social housing component to ‘pump prime’ 

the development using government capital funding.174  The ultimate mix of social housing is 

around 20% due to stronger sales of private homes than anticipated and the construction of 

additional dwellings from those originally planned.175  

Glasgow Development Agency then set up a Project Planning Board consisting of Scottish 

Enterprise Glasgow, Glasgow City Council, Communities Scotland, and local residents to oversee 

the initial master planning process. The New Gorbals Housing Association (NGHA), consisting 

principally of local residents and housing activists in a Community Controlled Housing 

Association, was set up to deliver the social housing component and to participate in the wider 

renewal process. Prior to the Crown St development, NGHA had already been successful in 

delivering social housing in the Laurieston precinct of New Gorbals.176 

The decision to embark on a ‘housing- and design-led regeneration’ was kick-started by an 

international competition to develop a Masterplan over the Crown St site. The Masterplan, 

developed by CZWG Architects, became the planning policy for the precinct, with a high degree 

of community participation and stakeholder engagement in its finalisation. Described as ‘a 

textbook example of neo-traditional design’,177 the selected urban format reflected the ‘tried and 

tested’ historical urban form of the Gorbals (the tenement with shared ‘close’178 and ‘back court’179). 

The Masterplan contained a high degree of specification with regard to design and controls 

including dwelling facades, use of acceptable materials and quality of finishes. It also gave a high 

priority to ‘place making’ activities and opportunities to improve social inclusion including high 

quality shared open space areas and public domain, extensive landscaping and public art, 

significant opportunities for commercial, retail and community facilities, and employment 

generation and social programs. 180  

                                                      

174 Presentation by Staff of New Gorbals Housing Association, 27 October 2016. 

175 Presentation by Staff of New Gorbals Housing Association, 27 October 2016. 

176 Presentation by Staff of New Gorbals Housing Association, 27 October 2016. 

177 Urban, F. 2011. ‘Built Historiography in Glasgow’s New Gorbals’, in Journal of Art Historiography, 
Number 5 December 2011. 

178 A connected passage, stairs and landings within a tenement building which together constitute a 
common access to two or more of the flats. 

179 Common open space area located between a number of perimeter tenement buildings. 

180 Presentation by Senior Staff of New Gorbals Housing Association, 27 October 2016. 
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Figure 29: Social rental and private tenement blocks around a shared ‘back court’ area, 

October 2016 

The planning and approvals process was reported to be relatively straightforward, largely due to 

participation of senior local government staff on the Project Planning Board, meaningful resident 

engagement throughout the process, and the political will to ‘make it work’. 181  

The first dwellings constructed in the precinct were social housing. The social housing component 

was reported to ‘set the bar very high for the private development that followed’ with regard to 

design and construction quality. This was viewed as critical due to the potential risk of future 

private investment and sales, and to ensure that social housing was of equal or better quality to the 

private development. As noted by local informants, learning from former renewal attempts, 

The key objective of the project was to build a really good place to live, with a 

high degree of community participation, where people will still want to live in 20 

or 30 years’ time. I think you could say we’ve been successful – there is a high 

demand for housing here, and people still refer to our earliest developments as 

‘new build’ despite being 20 years old.182 

Subsequent stages in the design and development of the social housing buildings in particular have 

been quite ‘adventurous’ in design, utilising high quality, modern architectural touches that provide 

considerable diversity of building design, within the tenement format. As noted by NGHA staff, 

‘We wanted the best in design for all dwellings, particularly the social housing buildings to set the 

standard for all development’ in the precinct. 183  

                                                      

181 Presentation by Senior Staff of New Gorbals Housing Association, 27 October 2016. 

182 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 

183 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 
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Financial and Development Arrangements 

Funding for the project was relatively straight forward due largely to the strong commitment of 

government. Government contributions to the overall regeneration included land, infrastructure 

and grant funding to both private and social housing development.  

NGHA was given title to the land by the GDA for the construction of the social housing 

component of the development. Funding for the social housing was made up of 70% from grant 

funding and 30% from debt financing through standard bank mortgage lending against estimates 

of future rent income.184 A 70% grant subsidy for the cost of construction of social housing is 

currently the norm in the Scottish context, and currently viewed as necessary to provide for sector 

expansion in the local housing market context, which is not subject to the same uplift of cities like 

London and Edinburgh.185 

Government also subsidised the first stages of private sector housing to meet the potential gap 

between anticipated sales income and the high level of design and finish required under the 

Masterplan. The private dwellings were constructed by the private sector developer. As such, there 

was a separate relationship to the construction of social housing by NGHA, with both NGHA and 

the private developer having a direct contractual relationship with the GDA. 

A funding subsidy of around £20,000 per private dwelling was provided to the private developer. 

GDA retained title to the land upon which private housing was constructed to retain some 

‘leverage’ over developers regarding the standard of finish and timing of completion, and 

transferred land and housing title to home owners upon purchase.186 The land thus also appears to 

have represented a further subsidy to private purchasers, with the land treated as being of no value, 

at least in the early stages of the development until the market was tested and established.  

The transfer of freehold title to the land upon which private dwellings were constructed to the 

private purchasers is different to arrangements that are applied in many renewal areas in England 

and Wales, where title is commonly retained by the developer or another body, who then charges 

a ‘ground rent’ to the home purchaser.187   

The market for private housing is now regarded as ‘strong’, with property values reported to be 

increasing at least in line with the Glasgow average, relatively quick sales, and low private and 

social housing turnover.188  A preliminary review of the Glasgow housing market indicates that the 

area in at the more affordable end of purchase (around £95,000 for a two bedroom apartment), but 

                                                      

184 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 

185 Interview with staff of the Scottish Federation of Housing Associations, 26 October 2016. See also 
‘Transferability of Learnings’ below. 

186 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 

187 While leasehold is on the increase in England and Wales, it was abolished in Scotland in 2004 and 

phased out in most other countries. The Long Leases (Scotland) Act 2012 automatically converted 
remaining long leases to outright ownership. In Ireland, remaining leases are being phased out, with 
leaseholders able to purchase the freehold at much lower prices than is common in England and Wales 
(www.theguardian.com/money/2016/nov/05/ground-rent-scandal-engulfing-new-home-buyers-
leasehold). 

188 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 
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of considerably higher value than unit sales in housing estates that have not been subject to 

comprehensive renewal.     

NGHA took a ‘traditional’ approach to the development of social housing. As a new housing 

association without prior development experience, NGHA employed staff with private sector 

experience and developed the skills of in-house staff in project management and other required 

planning and development skills. This process had commenced with the earlier Laurieston renewal 

area. NGHA formed a strategic alliance with architects CZWG, developed detailed designs in 

close consultation with local tenants including the resident-led Board, obtained planning 

approvals, and contracted directly with private sector builders to construct the dwellings. The 

advantage of this process was seen to be value for money, a high level of control regard the quality 

of the product, and long-term considerations regarding increased tenant satisfaction, and 

minimisation of turnover and maintenance costs. 189  

Management and maintenance    

NGHA provides a single point of service for tenancy and property management and maintenance 

across the Crown St precinct for both social and private housing, common space and facilities and 

the public domain.  In Scotland, property management is typically carried out by a Factor who 

receives a fee from the private owners for management of common property. NGHA is the 

nominated Factor for most of the private housing in the Crown St precinct, and provides the same 

services for the social housing dwellings.  Maintenance is generally delivered by private contractors 

retained directly by NGHA. 

This service is funded by a weekly service fee that applied to both the private and social housing 

residents. Private residents pay the service fee to NGHA, whilst the fee for social housing tenants 

is embedded in their rent calculation. Private residents and social housing tenants are each reported 

to have a high levels of satisfaction with the service provided, and the one building that is not 

factored by NGHA would ‘prefer to be managed’ by the Association.190  

Having a single body responsible for management and maintenance is seen as essential. NGHA 

reports that it provides a high and consistent standard of service across affordable and private 

housing. Its office is based within the Crown St Regeneration Area, so it is a visible presence, 

strongly and proactively engaged with tenants and private residents, and prompt in the resolution 

of disputes, which are reported to be relatively minimal.      

                                                      

189 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 

190 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 
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Figure 30: Social housing 

building in Crown St RA, 

incorporating NGHA Office, 

October 2016 

NGHA staff report that the 

service charges collected do not 

always fully cover maintenance 

and management. However, in 

net terms, low turnover, low 

rates of crime and anti-social 

behaviour and the positive 

image of the area are all 

benefits from investment in high quality management and maintenance that provide real 

savings.191  

Social objectives under the ‘Thriving Places Initiative’ remain an important component of long-

term management, as the social housing populations continue to experience high levels of 

unemployment and social deprivation relative to other groups. This includes a strong focus on 

community development and outreach to ‘hidden people’ in the community.192 

Tenure mix and configuration 

Essentially, NGHA was charged with constructing social housing within a mixed tenure precinct, 

with the mix and configuration of such housing determined under the Masterplan and subsequent 

pragmatic decisions about the ‘pump priming’ of private housing, as discussed above.  

Private and social housing is located in separate tenement buildings. This partly reflected the 

staging of construction, but is also reported to be related to ease of management. Such segmented 

development is preferred to a ‘pepper potted’ configuration in this regard.  

Despite the fact that private and social housing are located in separate tenement buildings, these 

buildings are located side by side, distributed evenly through all stages, and not distinguishable to 

an outside observer. The overall layout and design promote casual social interaction and physical 

integration of tenure through application of similar design standards and finish to the outside of 

buildings; equivalent access to streets from separate entrances onto the same street, and to public 

parks and facilities; and common access to attractively landscaped ‘back courts’ (shared open space 

located between a number of surrounding social and private ‘new tenement’ buildings, but which 

are gated to preserve the privacy and amenity of spaces for residents).  

In particular, it was felt that the high quality design and landscaping of usable shared space in the 

‘back courts’, as well as a high quality and inviting public domain and public art, had contributed 

significantly to the attractiveness and marketability of the development, and the high level of usage 

                                                      

191 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 

192 Interview with staff of the Glasgow West Scotland Forum, 26 October 2016. 
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received by these areas. The incorporation of CPTED principles and an ongoing commitment to 

a high standard of maintenance is also seen as critical.193    

The exact proportion of dwellings that are social or affordable housing was not regarded as a key 

consideration in achieving social objectives. Whist NGHA staff felt that 100% social housing could 

be ‘too great a concentration’ regarding increased social problems and stigma of the area, they did 

not have a view about an ‘ideal mix’ and considered that well above the 25% target could be 

sustainable, provided design, maintenance and management were of a high standard.194  

 

2.8.4 Key Learnings from the Case Study 

Key Learnings 

Staff of the New Gorbals Housing Association (NGHA) regard the following as key elements in 

the ongoing success of the regeneration. 

• Political will, backed by strong direct government investment to ‘pump prime’ the whole 

development, with social housing design ‘leading’ private housing design. This included a 

large capital subsidy and land contribution for social housing, and a smaller but important 

subsidy including land to private housing in the earliest precincts of Crown St – ‘the 

development wasn’t done on the cheap’. 

• A high degree of community participation in all aspects of decision-making regarding 

planning, design and development, and in all ongoing operational and management 

decisions. In particular, the NGHA Board, made up almost entirely of local residents (two-

thirds social housing and one-third private housing residents) as a Community Controlled 

Housing Association was seen as crucial element.  

• An integrated ‘Masterplan’ and design-led approach to the planning and development of 

Crown St Regeneration Area including: 

o Participatory approach to the development and negotiation of various drafts of the 

Masterplan with the community and key stakeholders to ensure that appropriate 

social and economic objectives were embedded in the design principals and 

services, and integrated design across the renewal area; 

o High quality design and indistinguishability of private and social housing buildings 

to an outside observer, with progressive designs of the social housing buildings 

achieving an increasingly high quality and diversity in design;  

o Although individual tenement buildings are either fully socially rented or privately 

owned or rented for ease of management, they are interspersed side by side 

throughout the precinct (‘segmented’), and provide for plentiful opportunities for 

casual social interaction between all tenures including through adjacent entrance 

                                                      

193 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 

194 Discussions during site visit with Senior Staff of New Gorbals Housing Association, 27 October 2016. 
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ways on to streets, common access to ‘back courts’, and to centrally located parks, 

shops and services.   

o Provision of high quality shared spaces and public domain that encourage diverse 

usage, and including a 1% contribution to public art, high quality landscaping and 

wide attractive streets; 

o Improvements in physical infrastructure to improve pedestrian, cycling and public 

transport connectivity  to the CBD, and the creation of a vibrant retail and service 

centre servicing a wider catchment, both of which support increased physical and 

social integration with the wider community;  

o A ‘tried and true’ housing product – a modern version of the tenement format is 

used throughout much of the renewal area, generally 4-6 story lifted apartments, 

accessed through a ‘close’ or common core, with a cluster of four or more tenement 

buildings surrounding an attractively designed and landscaped ‘back court’ area 

that can be easily accessed by all buildings; 

o Engagement of Council officers through the process, including as part of the lead 

regeneration agency. 

• Housing Association with strong community ties to take the lead on social housing 

construction, and provision of strong input to all aspects of the wider renewal process. The 

development of the capacity of New Gorbals Housing Association as Crown St and other 

precincts progressed was important in this regard.  

• A single point of management and maintenance responsibility, provided by New Gorbals 

Housing Association, and funded through service charges on social and private dwellings. 

This provides for a uniformly high quality of maintenance and a high degree of control by 

NGHA over management issues, with the NGHA office located within the Crown St 

precinct.  

• Precise ‘tenure mix’ is not viewed as being as important as excellence in design, 

maintenance and management, with local authorities expressing a desire to maximise 

social housing in local renewal projects to meet the most pressing local need. Quite often, 

tenure mix is determined by council policies or requirements to maximise such housing,195 

as well as modelling on the economic viability of the project (e.g. how much newly 

constructed stock needs to be sold to private purchasers to fund the project) rather than 

concerns about ‘mix’ per se. 196 

 

                                                      

195  The Housing (Scotland) Act 2001, among other thing, provided for local authorities to identify urban 
renewal areas and prepare a local housing strategy, including renewal priorities for Housing Associations, 
and the proportion of social or affordable housing required as part of renewal schemes (typically 35% to 
50%) (Interview with staff of the Scottish Federation of Housing Associations, 26 October 2016). 

196 Interview with key informants including Craig Sanderson, Chief Executive, Link Group Ltd; Professor 

Kenneth Gibb, Director Policy Scotland, School of Social and Political Science, University of Glasgow. 
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Transferability to the Australian Context 

Many of these learnings are easily transferable to the Australian context. This includes the 

importance of: 

• High quality design of housing, shared space and facilities and public domain, with the 

social housing of higher quality design if there is a distinction; 

• Consistently high quality maintenance and proactive management across all tenures, 

shared space and public domain; 

• Maximising social and physical integration, within the precinct, and between renewal 

precincts and the wider urban environment though improved infrastructure and service 

linkages; 

• Maximising equity and opportunities for casual interactions between tenure groups though 

design features, layout and service inclusions. 

 Some learnings are transferable, but would require some policy shifts and more explicit political 

will. This includes: 

• Stock transfer with title to the housing association in the case of estate renewal – although 

whole of area transfers are currently being rolled out in NSW, the title of transfer appears 

to be uncertain at this stage; 

• Transferring ownership of public land free of cost or with a reasonable subsidy, including 

in renewal corridors, with possible recoupment based on sale of private market dwellings; 

• Increased government and private sector confidence in Housing Associations to take the 

lead in estate renewal and urban transformation, initiate appropriate strategic alliances or 

otherwise ‘purchase in’ required skills to enable them take on all roles and responsibilities. 

It is noted that it is not unusual for Housing Associations to take the leading role in such 

re/developments in the Scottish context, and to develop the in-house capacity to lead such 

development and renewal projects. For example, Link Group Ltd currently owns 6,500 

dwellings and also manages other stock including under a private sector leasing scheme. 

The Group aims to construct 1800 new social rental dwellings in the next 5 years using 

grant funding and private sector borrowings.197  

• Capital subsidies to provide social housing to those most disadvantaged in the housing 

market are high in the Scottish context. It is noted that the average capital subsidy for social 

housing dwellings in Scotland is around 70% of construction cost in order to ensure sector 

expansion and a ‘pump priming’ measure post GFC. Access to free or low cost land is also 

common.  

• Legislation allowing Housing Associations to borrow was introduced in Scotland in the 

1990s, and was accompanied by lower levels of grant funding and increased expectations 

                                                      

197 Interview with Craig Sanderson, Chief Executive, Link Group Ltd; Staff of the Scottish Federation of 
Housing Associations. October 2016. 
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of debit financing to make up the deficit at that time. However, the Glasgow property 

market is very different to that of a city like London (examined in other case studies) and 

land values/uplift generally did not support significant redevelopment without greater 

subsidies. This led a number of Associations progressively ‘getting out of development’. 

Expansion of the sector is reported to have resumed after reinstatement of more generous 

subsidies,198 with the Scottish Government announcing plans to facilitate the construction 

of 50,000 new affordable homes over the next 5 years, the majority social rental dwellings, 

in the largest expansion of the sector in some decades.199 

• Rent structures are quite different and highly variable across different local council areas 

of Scotland, with no clear definition of ‘affordable housing’, and rents not tied to income 

nor often to market rent. Lower income households are entitled to Housing Benefit, which 

often covers a high proportion of rental cost (social and private). Further, 22.5% of 

dwellings are social housing in Scotland (around 50% council/50% housing association), 

and there are limited rent reviews and imperatives for families to move into other tenures 

as their incomes increase.  

• The net effect regarding ‘social mix’ is a more diverse tenant profile in social housing in 

Scotland than the highly residualised profile of the Australian social housing sector, so that 

there is already a greater ‘mix’ of incomes in Scottish (and English) social housing than in 

the NSW context.  Regarding rent to repayments ratios, although there are differences with 

regard to the quantum of payments under Housing Benefit, preliminary calculations 

indicate that the viability of development is more closely related to the extent of capital 

subsidy, as well as the land value/uplift context. As noted in the London case studies, 

Sydney is more likely akin to London in the case of the latter, so that the London case 

study may be more applicable in this regard. 200 

• The increasing importance of ‘value for money’ in decisions about awarding stock transfers 

and renewal contract to Scottish Housing Associations, for example, in relation to the 

creation of local employment, apprenticeships, improved services and public benefits is 

also noted. These have been important in wider renewal activities in area with a high 

concentration of social housing. Such requirements would likely benefit Australian 

schemes, but are relatively undeveloped compared with the Scottish context.  

• A single point of management and maintenance across a renewal precinct, including of 

social and private housing, community facilities and shared open space, and relevant 

public domain areas is noted as important. Although land ownership arrangements are 

                                                      

198 Interview, Robert McDowall, Director, McDowall Consulting Limited, SURF Board Member, and 
former position at Royal Bank of Scotland, with early experience in the debt financing of Housing 

Associations.   

199 Interview with staff of the Scottish Federation of Housing Associations, 26 October 2016. 

200 Interview with key informants including Craig Sanderson, Chief Executive, Link Group Ltd; Professor 
Kenneth Gibb, Director Policy Scotland, School of Social and Political Science, University of Glasgow; 
and Robert McDowall, Director, McDowall Consulting Limited, and SURF Board Member, October 

2016. 
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different in the Australian context, it is possible for a Housing Association to be delegated 

management and maintenance, for example, under fee for service arrangements by the 

body corporate of an apartment building. This could be a building where there is a mix of 

tenures, or where social and private market dwellings are in separate and adjacent 

buildings. 

• Although ‘mid-market’ rent (or ‘key worker’ housing) is increasing, the priority in Glasgow 

is viewed as social housing for more disadvantaged renters, with most housing constructed 

by Associations reported to be of this tenure type. However, the ‘income mix’ of social 

housing can be quite wide given rent setting and review policies in Scotland, and the size 

of the sector (around 24% of stock). The priority for the inclusion of a proportion of private 

rental is also changing amid a decreasing rate of people entering home ownership, with 

private rental growing from around 5% to 10% of stock over the past decade or so.201 As 

such, private rental remains a lower proportion of stock than is often the case in Australia. 

                                                      

201 Interview with staff of the Scottish Federation of Housing Associations, 26 October 2016. 
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