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6 Steps to Success

To mark the launch of our latest report  
Housing Communities: What People Want,  
we co-hosted a roundtable discussion at the 
Packington Estate in North London to learn 
from this successful project and to chart the 
way forward for a better model of estate 
regeneration in the capital.

The Packington Estate provides a key 
case study of sophisticated and successful 
estate regeneration, both for its urban 
form and for its social inclusiveness. 
Traditional streets and squares have 
been rebuilt into the site, and all existing 
residents had the option to remain on 
the estate and were given priority access 
to the best locations on the site.

The discussion acknowledged that 
while there was a lot to learn from the 
Packington Estate there simply isn’t the 
same degree of public subsidy available 
any more to support estate regeneration.  

This lead to the group distilling the three 
key areas of focus to:

1. Meaningful coMMunity engageMent.
2. flexible and long-terM financing. 
3. urban forM as it relates to density.

What came out very strongly from the 
discussion is that communities need to be 
fully engaged and educated in the issues 
of financing and how viability influences 
the type of places and range of densities 
that can or can’t be delivered. 

Compromise around density and the 
amount of public and private green 
space can be reached if these issues are 
properly discussed with local residents, 
and if urban designers and architects 
understand the preferences of local 
communities.

If communities, who have been through 
this process, actively promote the idea of 
redeveloping their estate, the financial 
institutions could be more attracted to 
investing in that area and community for 
the long term.

Guests at the discussion included 
regeneration and property experts; 
local authority, London and central 
government representatives; those 
involved in regenerating Packington; 
and senior Foundation and Hyde 
representatives.
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Step 1

Allowing for flexibility for 
long-term financial viability

imPlEmEnt flExiblE long-tErm  
funding arrangEmEnts. 

The traditional funding model based on 
private borrowing and government grant 
‘gap funding’ is no longer available, while 
the fixed nature of the grant reduces 
flexibility of what can be done on the 
estate. There is a need for an alternative 
funding model that is flexible, sustainable 
and works with lower levels of subsidy.

The model needs to work across funding 
cycles. One proposal was for the use of 
revolving or balancing funds. In place of 
fixed grant arrangements, a balancing 
fund would allow for changes to be 
made over the course of the scheme. 
Regeneration creates a valuable and 
successful place and increases land values 
which could help to pay for the scheme. 
Public money would then be used only to 
balance the scheme.

This way developers and housing 
providers would be able to vary their 
approach to local market conditions, 
housing need and changes in political 
environment. It will also give them the 
room to maximise the number of homes 
for local people over time.

A flexible funding system will also deliver 
schemes of good design and quality. 
Under this system, developers will have 
to generate value by good ‘placemaking’ 
and invest the resulting ‘regeneration 
premium’ back into the scheme. 

This flexible funding model will support 
a system of delivery which is better 
equipped to provide housing for existing 
residents, give leaseholders a fair deal 
and keep some housing provision at truly 
affordable levels. 

Regeneration funding schemes should 
also look to using ‘patient capital’, like 
pension funds, which favour long-term, 
low-return investments over short-term, 
high-risk schemes. 

We should look to implement a more 
flexible funding system, rather than one 
that fixes costs and income on day one, 
in order to facilitate the delivery of better 
quality schemes.



04

Step 2

suPPort councils to 
bEcomE long-tErm 
invEstors in communitiEs 
by changing rulEs and 
PracticEs.

Treasury rules governing the disposal of 
assets can prevent local authorities from 
playing a much greater role in shaping 
what regeneration delivers to their 
communities.

Assets must be disposed of at their 
current ‘best value’. If councils could 
base their decisions on what derives 
greater value over time they may choose 
to invest rather than dispose. We need 
a more sophisticated approach to what 
constitutes ‘best value’. True ‘value’ to 
local people is social and environmental 
as well as financial.

The change could enhance the 
councils’ existing strategic planning and 
executive roles and secure social and 
environmental improvements.

Hyde’s David Gannicott said “Maximising 
the long-term value of council-owned 
assets like Hyde did at Packington now 
lies at the heart of our new local offer to 
our local authority partners.”

Another new rule could see councils 
releasing land strategically, over periods 
of ten years, and match these land 
releases to low-cost investments such as 
local authority bonds.

This model shares risk and reward 
between the local authority and the 
housing provider. Providers and councils 
must get the benefit right. They must 
place costs and rents in the context of 
local needs, reflect the benefit of good 
design and recognise the true costs of 
poor design.

Estate regeneration is challenging. 
However, the benefits of good 
regeneration could be substantial: 

“Quality urbanism adds value, 
unlocked over the longer term.” 

Paul tostEvin 
AssociAte Director of  
WorlD reseArch, sAvills
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Step 3

Keeping communities at the 
heart of the process

consult communitiEs Early on to gEt thE rEsidEnts’ 
buy-in and Establish thEir PrEfErEncEs.

Successful regeneration is based on early, 
meaningful and inclusive consultation 
which does not alienate residents and 
antagonise the wider community. 

People are often wary of change, and a 
well-run consultation can help overcome 
this skepticism and establish a sense of co-
ownership of the process. 

A Packington Square Board of residents 
was established to act as a formal 
consultation group with clear terms of 
reference and lines of accountability. 
This helped to establish a client-like 
relationship between the residents 
and the housing association and its 
contractors. 

Chair of the Packington Square Board 
Jan Durbridge, reflecting on the her 
experience of regeneration, said that 
“Consultation from the early stages of 
the regeneration process, not just with 
residents but with community members 
from the surrounding area, was vital 
in establishing a productive working 
relationship between the housing 
provider and the local community.”

Early consultation could create a road 
map of changes, set out how estate 
residents and neighbours will be affected 
over time and listen to their views about 
how the disruption can be minimised. 

According to Jan Durbridge, consultation 
means “Actually listening to the 
community, not just assuming that you 
know what is best for them.”

Successful consultation and good 
communication can strengthen an 
existing community and establish the 
levels of trust needed for a long-term 
regeneration process. As Jan Durbridge 
noted, “It’s not just about an estate, but 
about a community, and consultation 
practices and outputs should reflect this.”
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Step 4

kEEP an ongoing 
dialoguE with rEsidEnts 
to allow flExibility and 
changEs ovEr timE.

Community members, developers and 
housing providers all agree that some 
compromise is necessary during the 
regeneration process. 

Contractors and the housing providers 
should use the established channels to 
communicate any changes and address 
any concerns that arise at once. The 
Packington Square Board continues 
to act as a consultation vehicle, and 
residents have regular meetings with 
contractors and Hyde. 

Ongoing dialogue and a flexible  
process allows for elements to be  
adapted and for evolving ideas to be 
incorporated as the project moves 
forward. The consultation process 
involves managing a variety of personal 
interests. Discussion on key issues needs 
to be realistic and well-balanced. 
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Step 5

Building an urban form that 
supports liveable densities

addrEss misPErcEPtions 
around high dEnsity 
through good dEsign.

There is an acknowledged misperception 
about density and good design. As 
Elliot Lipton, director of development 
company First Base, noted, “People often 
mistake good design for lower density.” 
Well-selected case studies can help to 
counteract this misunderstanding. 

Good design can also show that density 
doesn’t have to mean tall. Some of the 
most loved and valued places in London 
have higher density but are medium-rise 
and remain very desirable places to live. 

Instead of density, our investigations as 
designers, policy-makers and community 
leaders should focus on urban form and 
public preferences. “The real question 
is”, Elliot noted, “how do we create places 
in which communities want to live?”

Residents may acknowledge that density 
matters, but they often place greater 
importance on location and design of 
their homes. 

At Packington, residents decided that the 
new homes for existing tenants should be 
delivered first and that they should be 

located in a more desirable part of the 
estate, by the Regent’s Canal. They also 
decided on the layout of their new homes 
and the order of allocations. 

This may not all be possible in a low 
or no grant environment but the 
importance of discussing what is and is 
not viable, and resident priorities within 
that are key to success.
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Step 6

rEducE rEgulation to suPPort building  
according to PoPular PrEfErEncEs.

In some cases brought up during 
the discussion resident preferences 
established at consultation stage were not 
reflected in new housing because of the 
existing regulations.

Referring to common resident 
preference for their new homes to reflect 
the local area and its spirit, Nicholas Boys 
Smith, director of the built environment 
charity Create Streets, said, “People want 
here to be here, but too often place-
making and local character are lost in the 
regeneration process.”

In many cases a complex set of planning, 
building and housing regulations 
interact to make it very difficult to deliver 
conventional street patterns that people 
by and large want. 

Guests agreed it could be worth looking 
again at the London Plan, existing 
density guidelines and guidance for 
Lifetime Homes, to make it possible to 
build traditional streets and houses at the 
high density that London needs, but in a 
form that more people can support.

 “The [Prince’s Foundation] report 
findings are points that the 
industry has known for centuries 
but complex, and sometimes 
contradictory, regulations don’t 
allow us to deliver.” 

Elliot liPton
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Packington Estate is a system-built 
1960s estate declared ‘fragile’ and too 
expensive to refurbish in the early 2000s. 
Hyde became involved when the estate’s 
tenants voted to have the estate rebuilt 
by a housing association. 

Before the start of the works, Hyde, 
architects and contractors held 
fortnightly design meetings with the 
board. Each meeting focused on a 
specific design issue such as the size of 
new homes, material finishes, character 
areas within the masterplan, and 
appearance of elevations. Feedback from 
these sessions was distributed to estate 
residents and the wider neighbourhood 
through monthly newsletters. 

During the consultation process, 
residents expressed clear built 
environment preferences. People 
wanted traditional street patterns, which 
were re-introduced along with two new 
characteristic Islington squares. Residents 
also wanted more private open space. 
As a result, all homes now have private 
gardens or generous terrace or balcony 
spaces. These changes all spoke to 
residents’ preferences and allowed for 
density on the estate to increase by 30 
percent from 538 units to 791 units.

David Gannicott said he was often  
asked “Could this be something we  
could replicate again now?” He 
concluded that “with scarce public 
resources being commercially flexible 
is a sensible way forward. We have to be 
able to be realistic about public money 
available. We have to be able to establish 
a long-term regeneration model with 
residents and local authorities that 
genuinely shares risk and reward and we 
have to get the benefit right in terms of 
costs and rents within the context of  
local need and affordability.” 

Learning from 
Packington
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Our mission is to transform people’s lives by creating 
beautiful, harmonious and enduring communities. 
We do this by educating people, enabling projects 
and championing our principles. 

Our Housing Growth programme champions good 
quality housing design and empowers communities 
to influence new housing development. More of our 
housing resources are available at housinglondon.org 
and at housing-communities.org.

Follow us on Twitter @princesfound  
Join us on Facebook /PrincesFound

PrincEs-foundation.org

The Hyde Group is an award-winning provider 
of homes and makes a significant contribution to 
meeting housing needs and improving people’s 
quality of life. 

Hyde is one of the largest housing associations 
working in England, owning or managing circa 
50,000 homes in London, Kent, Surrey, Sussex, 
Hampshire, the East of England and East Midlands.

Follow us on Twitter @hydehousing 
Join us on Facebook /HydeGroup 

hydE-housing.co.uk
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“ ”
When I first started trying to look 
at this whole issue 25 years ago, I 
noticed that the battle was to try 
and convince people that you could 
actually do something different 
which added social and commercial 
and environmental benefits.

The great challenge is: how do we 
attract the long-term investment 
opportunities that could come along 
with pension funds, for example, to 
regenerate these houses and make 
an incredible difference?

HRH THE PRInCE Of WalES 


