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Summary: call for evidence submissions 

1. Background 

The National Housing Federation launched a call for evidence in August 2018 to inform our Great 

Places programme. Through the programme, we are exploring what makes a place great to live in, 

and how housing associations can help deliver thriving and resilient communities across the country. 

The call for evidence aimed to answer some of the questions raised by the programme so far. 

Our call for evidence was directed at housing associations and other organisations with answers to 

questions on community development, place-based collaboration, local economic development and 

housing-led regeneration. 

We wanted to understand what works and doesn’t work to inform the programme’s final 

recommendations and to learn from the knowledge and expertise that exists within the housing sector 

and beyond. 

2. The Great Places programme 

The Federation's Great Places programme is addressing the specific housing challenges associated 

with urban areas in the North and the Midlands. Unlike rapidly growing areas such as London, where 

housing supply is in severe shortage, in these areas the housing stock may exist but there are 

challenges in terms of quality, infrastructure, opportunities and connectivity. As a result, many of 

these towns and cities have experienced economic decline. 

Through Great Places, we will identify the factors that contribute to making a community prosperous 

and resilient, and look at how housing associations can work with residents, the Government, local 

authorities, private companies and not-for-profit organisations to create or rebuild great places to live 

across the country. 

This work is led by the Great Places Commission, a group of leaders from across the sector with 

direct experience of placemaking and regeneration in the North and the Midlands.  

3. What we know so far 

Before the programme started, we carried out a literature review to inform our thinking. We wanted to 

understand what existing evidence says about housing associations’ impact on the economy, what 

makes a great place and lessons from previous initiatives to create great places. 

The review found that the creation of great places may be more challenging in an age of austerity, as 

the state withdraws from a leading role in the design and place agenda, and as funding from the 

European Union stops. 

https://greatplaces.housing.org.uk/
https://greatplaces.housing.org.uk/
https://greatplaces.housing.org.uk/the-commission/the-commissioners
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We found there is no one-size-fits-all solution to stop the decline of areas, particularly when deprived 

places are not heterogeneous, and previous regeneration schemes such as the New Deal for 

Communities and Housing Market Renewal have been criticised for lacking the local flexibility to 

prioritise. 

Available evidence suggests that housing associations, as anchor institutions, can play a key role in 

improving their local areas through collaboration, procurement and employment policies and 

demonstrating the economic impact of their day-to-day activities. 

As well as building up the evidence base, the Commission has been undertaking visits to understand 

what makes a great place. The Commissioners have visited the North West, North East, Yorkshire 

and the Humber, West Midlands and the East Midlands. The purpose of the visits has been:  

 to explore how the housing crisis is playing out differently across the country 

 what is working and not working in terms of regeneration and placemaking 

 to talk to residents and key stakeholders about what they think makes a great place to live, and 

 what housing associations can do. 

From these visits, four key themes for the programme have emerged: 

 people 

 places 

 partners 

 housing associations.  

There have also been three debates with the wider Federation membership in summer 2018 in 

Coventry, Leeds and Newcastle. Further member events are taking place in early 2019 to discuss the 

Commission’s interim findings, published in November 2018, with a view to shaping the final 

recommendations, due in spring 2019.  

The literature review, Commission visits and member debates have informed the development of the 

areas of interest and questions in this call for evidence.  

4. Who responded to the call for evidence 

The call for evidence was open from August to October 2018. We received 14 responses, including 

nine from housing associations and others from third sector organisations and an architectural 

practice. Those who responded were not expected to answer all questions in the call. 

The evidence submitted included brief answers to questions, newsletters, recommendations and 

more detailed evidence reviews. For some evidence submitted, there was an overlap with the 

literature review and Commission visits. As such, this report should be read alongside the Great 

Places interim report and other resources, such as reports of Commission visits, on the Great Places 

website. 

The call questions are available in Appendix A. 
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5. About this report 

We have reviewed all responses and produced a summary of evidence. The examples presented are 

taken directly from responses to the call. These were taken into account in drafting the Great Places 

interim report and will help inform the final recommendations in spring 2019. The results are not 

representative of all housing associations, but present a selection of examples showing how housing 

associations consider, or should consider, these topics in their work. 

6. Summary of main findings 

For those who responded, being a social landlord was about more than managing housing. 

Respondents cited a wide variety of activities to support the local community, from employment 

programmes to engagement events. 

New networks and partnerships are being established between housing associations, and with other 

organisations, including schools, universities, local businesses, local authorities and charities. These 

are being created either as and when needed, or by joining existing networks.  

Submissions stressed the importance of bottom-up initiatives when working with the local community. 

Housing associations referred to their support for such initiatives by providing funding, business 

support or advice. In some cases, they have given properties for community groups to use, refurbish 

or manage. 

Evidence submitted made reference to how the local economy and the housing market affect one 

another. In many post-industrial areas, it can be difficult to generate cross-subsidy from private sale to 

build more social homes or regenerate existing social housing areas. Solutions to this include public 

intervention, establishing partnerships within the local community to deliver change, employment 

programmes, building energy-efficient properties, and focusing on local suppliers. 

When it comes to regeneration, respondents said there is no one-size-fits-all solution. Evidence 

suggests that where regeneration needs to happen, the community must be involved from the start. 

Submissions included numerous examples of housing-led regeneration. While few external 

evaluations were provided, the examples given showed how working with the community on the early 

stages, high-quality design, and long-term thinking and investment can build the optimism and pride 

necessary to turn around areas. 

There were many interesting reflections in the submissions, which are set out in more detail in this 

report. While some submissions included rigorous evaluations and reviews, in general there were few  

thatmeasured change and the impact of the work of housing associations. In order to develop the 

evidence base further for the Great Places programme, it would be beneficial to undertake more 

evaluations of outcomes or impacts of relevant housing association work. 
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7. Community development 

 For those who responded to the call, being a social landlord is about more than bricks and 

mortar. It includes wider support around employment, training, community development, health, 

and relief from homelessness. One respondent called for more consistent practices or approaches 

from housing associations towards their role in the local community. One example: 

 Incommunities runs the Skills, Training and Employment Pathway in partnership with Bradford 

Council (and funded by the European Union). Part of this is Recruitment and Selection Weeks 

(RSW), an accredited course with City and Guilds through which participants receive an award 

in ‘employability skills’ at an entry 3, level 1 or level 2. Topics include effective communication, 

appropriate behaviours and qualities in the workplace, employer research, preparing for an 

interview and interview practice. 

 Incommunities has run 39 such weeks since January 2017, training more than 392 people in the 

Bradford District. Of these candidates, 253 have been successful in securing a six-month work 

contract with Incommunities or one of its partners.  

 Neighbourhood and community relationships are considered in lettings through a focus on 

local connection, consultation and engagement with the community, different governance models 

(such as estate management organisations) and suitability checks. Barriers mentioned by 

associations include nominations agreements and choice-based lettings, as these limit 

associations’ ability to place people. 

 When new tenants move into a Calico Homes property, the association facilitates introductions 

to neighbours and provides information on local amenities and community activities.    

 Learned experience of understanding the views of ‘hard-to-reach’ groups include using 

different ways to engage and taking time to establish trusting relationships where communities can 

see what has happened with their ideas/feedback. Different engagement methods include social 

media and digital portals for younger people, free events, telephone surveys, texts, local 

neighbourhood officers, neighbourhood walkabouts and drop-in sessions. Working with local 

community groups and community assets was also highlighted as key. Aspire found success with 

their programme of community events, ‘Great Neighbourhoods Get Together’, more details of 

which are available in the boxed case study. 

 

 A number of submissions stressed the importance of bottom-up initiatives when working with the 

community. Hastoe, for example, is working with the local community in Southwold to build 

affordable housing on the site of the former hospital, which is owned by the community (see case 

study). 

 One Manchester has worked as a facilitator, connector, enabler, and funder, bringing social 

enterprise to local groups. It is supporting a community-led project in Levenshulme, 

Manchester, to restore an old railway station. One Manchester provided advice to the 

community-run organisation, and planned a strategic investment to support its public, 

crowdfunding campaign. The association has also discussed a range of ways it can support the 

project, including by sponsoring workspace to support new businesses, and making in-kind 

contributions to landscaping and building work where possible. 
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The most successful community engagement that Aspire has recently experienced was a 

programme of community events called ‘Great Neighbourhood Get Togethers’. These events, held 

once a year in each neighbourhood, provide opportunities to galvanise the local communities into 

positive action and encourage involvement from partner agencies. 

The events have been sponsored by a number of agencies including local authorities, Staffordshire 

Police and Fire Service, and local businesses. Each event was a 'call to action' to the local 

community to work together to clean up the area and promote community pride. Led and 

coordinated by Aspire's Neighbourhood team, the events also provided advice on services 

available, debt management, loan sharks andhealth information and promoted and raised the profile 

of customer engagement opportunities. 

These events have been extremely well received by all, especially the communities, partner 

agencies and local stakeholders. Within the last year, Aspire has spoken to more than500 

customers who were consulted about their views of the area, which feeds into neighbourhood plans.  

Over 30 tonnes of bulky waste and 250 bags of litter were removed by the community and 

volunteers in 2018. Encouragingly, the response from a number of areas following the event has 

been to commence a Community Rep programme of inspections, completed by volunteers who are 

committed to improving the standards of the local environment in which they live. Local schools are 

also involved. In 2018, 17 local schools took part in the ‘Get Togethers’ undertaking activities such 

as litter picks and flower/tree planting. In excess of 300 pupils took part in events. 

Incommunities’ Community Resilience Team established the Centre Partnership Network in June 

2016. The network provides a practical way to link neighbourhood services with customers and 

community centres across Bradford. The aim is to share increasingly scarce resources and develop 

services to benefit tenants affected by welfare reform. 

To facilitate partnership working, the Community Resilience Team developed an offer for Centre 

Partners to support the work at a grassroots level. The key elements of this agreement are: 

 providing a member of staff, via the Intermediate Labour Market and Centre Network, specifically 

trained to support the running of work clubs, digital and financial inclusion 

 financial assistance in the form of project development and bid writing  

 partners to provide weekly work clubs to support tenants 

 partners willing to offer facilities to Neighbourhoods and Incomes staff. 

Incommunities consulted potential partners and reviewed the viability of the agreement before it was 

finalised. As of September 2018, Incommunities has 22 successful Community Partners who the 

Customer Resilience Officers work with on a weekly basis. The partnership means residents can 

seek help directly from a member of staff based at a centre for a couple of hours or can be helped 

via the Community Partner contacting Incommunities. 

Community Partners also assist in promoting the Skills, Training, Employment Pathway programme 

in neighbourhood areas, thus helping Incommunities turn around and improve the lives of 

customers. They are a crucial link into Incommunities engaging with their customers. 
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Case Study: Hastoe working with SouthGen community group in Southwold, Suffolk 

Southwold is a small coastal town in Suffolk (pop 1,098), affected by very high levels of second home 

ownership. More than 60% of homes in the town are second homes and holiday lets. Once a bustling 

market town up until the 1970s, Southwold is now a shadow of its former self. Housing is extremely 

expensive and the local population is ageing rapidly. This is having huge effects in the town. Young 

people are unable to buy or rent a home. For many of those working in the town, living in Southwold is 

not an option. There is a severe shortage of affordable housing for local people. 

The community has come together to develop a community benefit society: The Southwold and 

Waveney Valley Regeneration Society Ltd. (known as SouthGen). In March 2018, it became the first 

community in England to buy back its community hospital building from the NHS, after it had stopped 

being used. 

SouthGen is now working with Hastoe Housing Association to turn the building into affordable housing 

for local people. The society is also planning other facilities at the site, including a public library, space 

for businesses and community services, and a ‘farm to fork’ café. 

The initiative started from the local community itself. Once it became clear the local community 

hospital was going to close, they acted to ensure it was not sold off for more open market homes that 

would be used as second homes and holiday lets. 

The SouthGen community group partnered with Hastoe to buy the site from the NHS. It will now be 

refurbished and developed into new affordable housing and other community facilities. This is the first 

ever time a community in England has bought back its community hospital building from the NHS. 

Construction of the new affordable homes will begin in December 2018. 

The Edwardian (1902) hospital building will not be destroyed but the facade will be maintained to 

ensure the new development is attractive and in keeping with the local vernacular of the town. Hastoe 

provided SouthGen with a large portion of the funding to purchase the land. Hastoe will be leading the 

construction and refurbishment of the old community hospital building. 

Finally, Hastoe will be managing the affordable home and shared ownership properties when they are 

completed.  

Hastoe is a signatory of the Rural Pledge. This is a promise to communities to engage with them 

about new development. The Pledge is to:  

 Work closely with the local community and parish council to find the right site 

 Always give qualifying local people in housing need first priority for every home 

 Ensure that affordable homes always remain affordable 

 Build sensitively designed, high-quality homes to high environmental standards 

 Provide good quality and locally sensitive management services to residents 

 Always respond positively to the local community 
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8. Place-based collaboration 

8.1 Schools and universities 

 Evidence submitted about working with 

schools focused on signing up to existing 

initiatives or starting new partnerships with 

schools for very specific purposes, such as 

planting trees or taking care of the local 

environment. A barrier to this was schools 

or colleges having the time to engage with 

all those who want to work with their 

students. Some associations had found 

existing school partnership networks that 

they could join in their local area. 

 Karakusevic Carson Architects work 

closely with the Stephen Lawrence Trust 

to deliver targeted outreach and support 

programmes to help young people enter 

into architecture or related fields. 

 Associations worked with universities on 

research projects or student placements, 

with two examples in case study boxes. 

8.2 Local businesses 

 Housing associations also worked with 

local businesses, particularly local shops. 

One example was working with a 

superstore chain’s local stores to collect 

toys for children at Christmas. Again, 

connecting in with local networks, such as 

Business Improvement Districts, was important here. One Manchester supports local businesses 

to start up and grow through their Catalyst fund. It has allocated £50,000 to the fund, with locally 

based businesses able to apply for grants of between £500 and £5,000. 

Keele University works closely with Aspire Housing in relation to: 

 research from students undertaking related Masters qualifications, and  

 student placements for those undertaking a Social Worker degree course. 

A student has recently completed a research study into the financial inclusion of Aspire customers. The 

findings have assisted in identifying and prioritising Aspire’s Financial Inclusion Strategy and action plan. 

A Keele student is currently undertaking a placement within Aspire's Housing Support and Wellbeing 

Team, which adds capacity to the team, provides a different perspective and viewpoint of practices, while 

providing practical experience for the students of supporting customers with complex needs.  

Coastline Housing is collaborating with the 

University of Exeter, Cornwall Council and 

Volunteer Cornwall on a European Union funded 

research project to understand how technology 

can be used to live healthier and happier lives. 

Smartline will work with 350 Coastline customers 

in the Camborne, Pool, Illogan and Redruth 

framework (CPIR). The project has a number of 

elements, including: 

 Fitting environmental sensors into each of the 

homes to provide information about how the 

house works for the residents.  

 Surveys of wellbeing needs, aspirations and 

desires for the community.  

 Working with Volunteer Cornwall and utilising a 

process called ‘guided conversations’. Coastline 

customers have shared their ideas for 

improvements, ideas and desires in the 

community. This has led to some schemes such 

as coffee mornings, acupuncture classes, 

exercise classes, a gardening project, a 

wildflower planting project, art classes, and 

progressing digital inclusion by supplying 

customers taking part with tablet computers. 

Researchers and businesses will use this 

information to help design better systems for 

managing homes in the future. They will use 

results to develop better products and services to 

help people live happier and healthier lives. 
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8.3 Local communities and community groups 

 Local Trust responded to the call and mentioned a number of housing associations working with 

Big Local areas.1 This included:  

 In Dover, Southern Housing Group has collaborated with Dover Big Local in the delivery of 

services to residents of their estates in the area, including sharing a community development 

worker with the community-based partnership delivering the Big Local in their neighbourhood. 

 In Newton-le-Willows near Warrington, Torus Housing Group has worked effectively with 

the Wargrave Big Local around co-locating services to residents in the community centre 

around which the Big Local is based, enabling both landlord and the local community to 

benefit from joint working on shared problems. 

 Thirteen’s call submission mentioned they are involved with the Big Local area in North 

Ormesby, Middlesbrough, supporting the community to tackle crime and anti-social 

behaviour, improvements to the housing stock and the wider environment. Big Local, North 

Ormesby Neighbourhood Development Trust (NONDeT), the local authority, public health and 

local schools have developed a partnership. The partnership has enabled housing delivery, a 

public health plan, community engagement and the development of a time credit scheme. 

The relationship with NONDeT has supported Big Local to access Empty Homes Funding to 

refurbish their properties. They have linked with third sector organisations to carry out the 

work, creating training and apprenticeship opportunities. So far, 40 people have benefitted 

from the opportunities, with four moving on to full-time employment, five to apprenticeships 

and four enrolled at college. The time credit scheme (Community Builders) has brought 

together wider partners offering opportunities for volunteering and spending rewards, all 

provided free of charge by the respective organisations. 

 Associations are also working with local charities in their areas of operation. One example is 

Thirteen’s work with Cultures, a community-based organisation in Stockton. Cultures work with 

individuals and groups from BME, migrant and refugee communities to improve social, 

economic and cultural inclusion and build social cohesion. The joint project is the 'Cultures 

Homes' initiative that aims to provide quality affordable homes for Cultures' client base. Thirteen 

has leased three void residential properties to Cultures at a peppercorn rent. Cultures will 

refurbish the properties and bring them back into use providing training and employment 

opportunities for local people. At the time of the call for evidence, one of the properties was 

already complete and occupied by a family. The remaining two were nearing completion; they 

were planned for shared occupation, offering flexibility for varied accommodation needs. 

                                                
1 Big Local is a lottery-funded community investment programme run by Local Trust. Communities have £1m = 
to spend on locally identified priorities over a 10-year period. 

Locality referred to work it had done on the role of community groups in helping put communities in 

control. Four key lessons from this project it felt might help housing associations were: 

 understanding the community, including how it defines itself 

 communities themselves having to make change and find their own solutions 

 forging a local common good, with community groups providing space for deliberation to enable 

the community to negotiate the future it wants for itself 

 providing trusted information. 
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8.4 Other housing associations 

 Housing associations also reported working with each other. This could be through collaboration, 

sharing of services, building networks, regional meetings or establishing alliances like Homes for 

the North. Detailed examples included: 

 Aspire highlighted the challenges and benefits of owning the majority of social housing in an 

area. It owns 91% of the social housing provision in Newcastle-under-Lyme, so there are limited 

opportunities for place-based working relationships with other housing associations. In other 

areas, the organisation has worked with other housing associations who own pockets of stock, 

supporting each other and working collaboratively on community pride activities. Such activities 

include both associations’ staff clearing litter, and bulky or fly-tipping waste.  

 Weaver Vale Housing Trust provide local services to other housing associations with stock 

where the Trust is a key local player. This delivers local, cost effective solutions. The 

association is also part of wider networks with other providers, such as looking at the provision 

of support and lettings in the local area. 

 Woodland Trust responded to the call to say it would be keen to develop its connections with 

housing associations, noting that woods and trees add much to places and people and can 

mitigate some of the impacts of climate change, such as the ‘urban heat island effect’.  

9. Housing and the local economy 

 Respondents were keen to stress how the local economy and housing affected each other. 

Housing stock in old industrial areas was developed to meet the needs of the industrial economy. 

In many areas, this now needed regeneration as the stock was no longer fit for purpose or poorly 

connected to the new labour market. A cross-subsidy model (with homes sold on the open market 

funding new social housing) was not always appropriate when the local economy was weak. 

Solutions tried or suggested were partnership working, employment programmes, offering free/low 

cost office space, use of local suppliers, community-led housing and sustained public intervention. 

 Aspire said that in North Staffordshire, as in other post-industrial areas, the local economy has 

fundamentally shaped the housing market which in turn has had an impact on the long-term 

trajectory of the local economy. The North Staffordshire housing market is characterised by a 

combination of purpose built social housing estates, designed to house the post-war workforce for 

local heavy industry, and Victorian terraces built in ad hoc fashion around factory sites. As industry 

declined, there has been the onset of multi-generational benefit dependency linked to health and 

education deprivation. The local economy does not support a high proportion of professional jobs 

and graduates are not easily retained. This in turn limits the market for higher value housing and 

first time buyer homes. The perennial problem this brings is that the urban housing market in North 

Staffordshire, with relatively few exceptions, is a broken model that does not support the usual 

cycle of development, regeneration and renewal seen in the major urban centres. The solution has 

to be sustained public intervention in creating the conditions and confidence through which market 

forces will begin to respond and deliver the mix of housing and ancillary uses that the urban core 

needs in order to exhibit the characteristics of a normal and functioning housing market. 

 This echoes Home Group’s submission, a more detailed case study of which is presented later 

in the report. This talked about how housing in Gateshead had previously evolved to meet the 

needs of workers in traditional industries. As such, it comprised mainly densely packed flats and 
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terraced houses. The emergence of new economies and a move away from manufacturing 

changed the socio-economic profile of inner Gateshead, leaving a significant gap between 

housing supply and demand. There was insufficient housing, with many of the homes in poor 

condition and with little good quality open space. 

 Hastoe gave an example of how the design of housing can affect the local economy. It has built 

two Passivhaus schemes in Wimbish, Essex. The University of East Anglia has monitored the 

performance of the schemes and the latest research from January 2018 shows the flats have 

annual gas bills of £62 and the houses bills of £130. Savings on gas compared to the national 

average at Wimbish are around £500 a year (excluding VAT). Hastoe has found that Passivhaus is 

so efficient, it almost abolishes fuel poverty entirely. 

 Locality expressed concern in its submission that housing associations’ disposal of stock to the 

highest bidder leads to gentrification or acceleration of degeneration depending on the area. They 

recommended that associations should work with the community to transfer assets and mentor 

community-led housing groups. One example of transferring community assets was Bramley Baths 

in Leeds, which was transferred to local residents who formed the Friends of Bramley Baths 

community group. The baths have had success over the last few years as a community-run 

swimming pool. 

 Some submissions focused on tools or analysis to assess social or economic impact, such as New 

Economics Foundation’s (NEF) Local Multiplier tool. 

 One Manchester has undertaken a comprehensive assessment of the social and economic 

impact of its spend for the last two years. This involved a procurement analysis and a supplier 

survey analysis. In the first year, it commissioned the Centre for Local Economic Strategies 

(CLES)to undertake the analysis of the top 300 suppliers by spend. CLES analysed suppliers to 

understand how many were based in Manchester and Greater Manchester, as well which 

geographic ward within these areas and whether they were from a deprived neighbourhood. 

The supplier survey explored the wider impact of contract spend with the top 300 suppliers. The 

survey is designed to develop an understanding of the extent to which suppliers to One 

Manchester re-spend back in the Manchester and Greater Manchester boundaries. 

 Research by the Centre for Regional Economic and Social Research, Sheffield Hallam 

University on housing-led regeneration concluded that it remains an effective use of resources 

with economic and social benefits to society. The University published research on the benefit 

cost ratio (BCR) of different types of housing regeneration on the value of societal and 

economic benefits (such as the value of a job or the environmental improvement). For the three 

types of development examined, they found that demolition and rebuild had the highest return 

on investment: 

 improvements to existing housing stock had a benefit cost ratio of 1:1.3 (for every £1 of 

investment there were wider economic and societal benefits of £1.30) 

 new build housing activity had a benefit cost ratio of 1:1.7  

 acquisition, demolition and new build housing had a benefit cost ratio of 1:3.7. 

 Locality commissioned New Economics Foundation (NEF) to examine the effect of one of its 

programmes, Keep it Local for Economic Resistance. As part of this, NEF developed a 

methodology called Enabled Contribution to help estimate local impact of community anchor 

organisations. Using this methodology, NEF Consulting identified enabled employment for the 
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Keep it Local project at approximately 1,400 FTEs (Enabled Employment) and approximately 

£120m of Enabled GVA. 

10. Housing-led regeneration 

 A number of examples were provided of housing-led regeneration. Three of these have been 

pulled out in detailed case studies below. A common theme was how poor quality design and a 

weak local economy had contributed to the decline and rising unpopularity of areas. Community 

engagement, partnership working and investment were needed to reverse this decline. 

 Karakusevic Carson Architects shared lessons on design from post-occupancy surveys. 

Residents felt that regeneration led to a reduction in anti-social behaviour and created more 

mixed communities. When it came to design specifics, the use of sprinklers mean more flexible 

floor layouts and fewer doors, floor-to-ceiling windows are not appropriate for ground floor flats 

as people cannot open the windows only a small amount, and respite spaces from construction 

noise and dust are needed during the build period. 

 Locality, through work with its members, and members of its community-led housing network, has 

developed three principles for community involvement in regeneration, which they believe should 

be at the heart of all housing-led regeneration. These are: 

 Community leadership and engagement at the heart: The short and long-term success of 

regeneration depends on securing support from residents. Housing associations should involve 

communities in a conversation about any possible regeneration at the very earliest stage, and not 

just when a plan is deemed to be viable. Co-design of any proposals should be the standard.    

 Commitment to developing community ownership of assets. Community asset ownership and 

management of the estate or elements of the estate should be the 'gold standard' in regeneration 

practice. Community assets cover a wide spectrum and include community centres, sports 

facilities, affordable housing, open and green spaces, and renewable energy generation. 

Community assets can also generate profits that can be reinvested into activities that benefit the 

community and create community pride and empowerment. All instances of estate regeneration 

should consider from the outset what assets could be transferred into community ownership.  

 Building on the existing momentum of neighbourhood planning. Neighbourhood planning provides 

an important tool for ensuring regeneration programmes are community-led and generate local 

support through a referendum. Where a Neighbourhood Plan exists, or is in development, the 

neighbourhood planning group should engage with a regeneration partner to ensure that the 

process goes with the grain of the pre-established aspirations of the local community. Areas 

without a Neighbourhood Plan should be encouraged to use the regeneration process as an 

opportunity to adopt one, to enable local residents to steer the direction of change.   
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Case study: Regeneration of Knutton and Cross Heath by Aspire 

Aspire has taken the lead in regenerating Knutton and Cross Heath, a neighbourhood of 

predominantly social housing in Newcastle-under-Lyme, amongst the 5% most deprived in England. 

The neighbourhood was built primarily in response to the need for affordable family housing to service 

the local industries of coal, steel and pottery. As these industries declined, levels of economic activity 

followed suit. By the early 2000s, this had resulted in a broken housing market with a relatively static 

local population and no prospect of change, despite real opportunities from proximity to major 

employment sites, services and transport links. 

Aspire Housing led on the development of a comprehensive community masterplan, achieving 70% 

support amongst residents in 2005. This covered the redevelopment of multiple sites and major 

initiatives. The proposed solution has been pivotal in delivering long-term regeneration and change in 

the neighbourhood over a period of 14 years, with at least another 5 years of on-site delivery planned 

to 2023 and potentially another five years beyond that. 

The key to delivery of the masterplan has been the ability to flex the programme according to the 

macro and micro economic factors influencing the housing market at any given time. This meant 

adjusting the sequencing of activity to mitigate risk, taking advantage of opportunities and ensuring 

continuity of delivery and momentum over time.  

The core outputs arising from the original masterplan are: 

 384 new homes built for rent, shared ownership, extra care and market sale 

 251 homes demolished to be replaced with mixed tenure housing 

 276 homes remaining to be built for market sale 2018-23 

 new NHS health centre with three GP practices, pharmacy and ancillary services 

 investment in boundary treatments, play facilities, parking areas across the neighbourhood,nd 

 apprenticeships and work experience linked to capital programmes throughout. 

The regeneration has significantly altered perceptions of Knutton and Cross Heath and shifted the 

form and function of the housing market. The two new, large developments delivered to date have 

become established as brands in their own right, known for the quality of their offer and without the 

stigma that was previously associated with the homes they have replaced. Establishing a track record 

of delivering against promises over the long term has given confidence that partners are committed to 

see regeneration plans through. This has led to further discussions about what could be next and a 

sense that ongoing change and regeneration could become the norm. 

The biggest lesson learnt for Aspire was around the challenges of getting out of the mindset of 

responding to time-limited funding cycles. Aspire learned that the short-term capital and revenue 

funding aligned with housing market renewal was fundamentally important to create the conditions in 

which the masterplan could be developed and delivered, but that there was a range of ways and 

means to deliver the regeneration when taking a longer term view. 

Aspire said, with the benefit of hindsight, it would probably take more time at the outset to consider 

overall outcomes wanted across the partnership, without particular regard for cost or timescales. This 

may have widened the options in the masterplan. Aspire’s ask of the Government is to provide the 

upfront funding that enables regeneration programmes to be taken from concept to masterplan to 
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delivery phase, particularly in low-value areas where the costs involved in the early stages sit outside 

the means of local stakeholders and outside the risk appetite of the private sector. 

Case study: Housing-led regeneration of Hulme by One Manchester and partners 

One Manchester (formerly City South) played a key role in the regeneration of Hulme. Hulme is an 

inner urban area on the southern edge of Manchester city centre, which expanded rapidly in the 19th 

century, with densely packed terrace housing, mills and other industry. In the 1960s, much of the old 

Hulme was swept away and slum housing was replaced by new council homes including the soon-to-

be notorious Crescents. Considered to be one of the worst housing schemes in Europe, the 

Crescents was a disastrous failure with chronic problems relating to damp, heating, pest infestation, 

crime and safety. 

By the mid-1980s, Manchester City Council had stopped taking rents and, despite the emergence of 

an alternative subculture, demolition began in 1991. In that year, the population was less than 7,500, 

98% of the housing stock was council-owned, and about 30% of the properties were vacant. 

The Hulme Guide for Development set out design principles aimed at restoring a coherent, connected 

urban form to an area that had been fragmented by the Crescents and other developments. 

One Manchester was also given an insight into local governance. Hulme is part of the Central 

Regeneration Area and a Hulme Ward Plan was produced, drawing on an extensive engagement 

process. The Hulme Guide for Development called for "development that is both human in scale and 

urban in nature, physically and socially integrated with the rest of the city, encouraging exchanges of 

movement and resources, offering a wide variety of uses for people to live, shop, work and relax". 

Hulme was widely perceived to be a failing community when the regeneration process got underway 

in the early 1990s. It is in a far better place now, not least because the area offers a good mix of 

housing by type and tenure. It is attracting first-time buyers and there is a growing student population.  

The local population has doubled, which an evaluation of the scheme found to be a remarkable 

achievement for which the council, housing associations and the community deserve enormous 

credit. 

One Manchester said that Hulme “may not set the pulses racing but it is a testament to the virtues of 

the ordinary: a successful and sustainable neighbourhood with a good future. People are choosing 

Hulme as a good place to live and bring up a family”. The association said it is now a safer and more 

comfortable place, with sharp reductions in recorded crime and anti-social behaviour. Connectivity 

within Hulme has also improved and the permeable street layout encourages walking and cycling. 

The local economy has also developed significantly.  
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Case study: Home Group and Gateshead Regeneration Partnership 

In Gateshead, Home Group and Galliford Try have worked together to create Evolution Gateshead.  

Together they have partnered with Gateshead Council to form the Gateshead Regeneration 

Partnership. They are collaborating on a project called Gateshead Big, which will provide 2,400 new 

homes across 19 sites in Gateshead. 

Home Group finds there are several benefits to this partnership. Gateshead Council provides the land 

assets and Evolution Gateshead provides the funding, meaning there is no reliance on third party 

capital. Profits are then shared 50:50 providing cash back to Gateshead Council. This is backed by a 

guarantee that Home Group will purchase all affordable homes providing an assured pre-sale. This 

de-risks development and creates balanced mixed tenure communities with long-term stewardship. 

In addition to this, the Gateshead Big project operates on a cross-subsidy basis, packaging sites with 

positive land values with sites with negative land values to enable development of sites that otherwise 

would not be viable on their own. The Gateshead Regeneration Partnership has worked closely with 

the wider community to formulate and agree proposals for the wider joint venture sites. The design 

proposals provide accessible, exciting living environments, which include communal gardens to help 

nurture positive relationships in the community. 

As part of the Gateshead Regeneration Partnership, Home Group, Galliford Try, Gateshead Council, 

local community groups, and Homes England are collaborating on a regeneration project on Saltwell 

Road, Gateshead. Home Group has replaced pre-war semi-derelict houses and flats with striking new 

homes and communal gardens. They have provided 20 homes for shared ownership, 18 for 

affordable rent and 61 for private sale, all of which are tenure blind and designed to promote strong 

and sustainable communities. 

Home Group are committed to empowering their residents, and so the community has been at the 

heart of the regeneration process, with 50 people undergoing an urban design course, before helping 

to identify prospective partners and developing master plans for their locality. Around 150 others 

became ‘Street Representatives’, to ensure local views were heard. Funding for culture and the arts is 

supporting place making in the area. A local artist is to create sculptures that reflect the pre-industrial 

history of the area that will soften the former hard landscape. 

Home Group also made a commitment to kick-start economic activity, to create a market where there 

was none before. To date 57 of the 61 homes for sale have been bought – 70% by people moving 

within the borough.  his has helped to halt migration from Gateshead, which was one of the key goals 

of the regeneration project. A quarter of the jobs and apprenticeships are filled by local people and 

25% of contract spending is in the borough. Home Group has created 11 jobs for unemployed people 

and three apprenticeships. 

Other training opportunities have been provided, from health and safety to NVQ qualifications, whilst 

more than 600 local schoolchildren, college and university students have attended enterprise days, 

with many accepting work experience placements. There are early signs that the influx of new 

residents is also stimulating the local economy. A local business owner commented: 'We re-opened a 

shop on Saltwell Road and have been surprised by the level of trade”. There is a much greater sense 

of optimism in the neighbourhood now. By investing in an area that truly needed it, the Gateshead 

Regeneration Partnership has not only built the much needed modern homes, but has also helped 

stimulate a previously stagnant economy by creating a market where there was none before.   
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Appendix A: Call for evidence questions 

We have divided our questions into four topic areas: community development, place-based 

collaboration, housing and the local economy, and housing-led regeneration.  

Please remember that you do not have to answer all questions. We are looking for all sources of 

evidence from experience to evaluations. We would like as much detail as possible, but each question 

response is limited to 500 words. 

We collect information on your name and the name of your organisation. This is so that we may 

contact you with any further questions and reference you in any examples of practice given. If you 

would prefer your response to be anonymous, please indicate this in your submission. 

Please submit your answers online via the following link http://bit.ly/GreatPlacesEvidence. Documents 

in support of your responses should be submitted via this link, but if they are over 0.5MB then please 

email them to greatplaces@housing.org.uk. 

A. Background information 

1. What is your name? 

2. What is your email address? 

3. What is the name of your organisation? 

4. Would you like your submission to remain anonymous in reporting of our findings? 

B. Community development 

5. What does being a social landlord mean to you? 

6. If you are a landlord, in what ways do you consider neighbourhoods and community relationships 

when letting homes? 

7. When working with local communities, what have you found to be the most effective ways to 

engage hard to reach groups?  

8. Are you aware of community-led initiatives to address local challenges in the area(s) you work in? 

Please give details of what the issues were and solutions to address this. 

a. How did this initiative come about? 

b. What were the results? 

c. What, if anything, did your organisation do to support the initiative? 

C. Place-based collaboration 

9. In which ways do you work with schools, universities and other local anchor organisations2 and 

how do you find such partnerships work in practice? We are particularly interested to know how 

successful or otherwise these partnerships are in delivering intended outcomes. 

10. Do you work with housing associations in your area? If so, how? 

                                                
2 We define local anchor organisations as organisations based in and committed to local areas. They may be 
major employers, spenders or service providers in a local area. Examples include schools, libraries, hospitals, 
community groups, local authorities, housing associations and universities. 

http://bit.ly/GreatPlacesEvidence
mailto:greatplaces@housing.org.uk
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11. Can you give examples of where non-local authority partners have collaborated to improve an 

area? 

a. How has this worked in practice? 

D. Housing and the local economy 

12. Can you give examples of where an issue related to housing in your area(s) of operation has 

affected the local economy? 

13. Do you conduct analysis to understand how your organisational spending affects the local area?  

a. How do you measure this? 

b. Have you made any changes in response to the analysis? 

14. How much of your organisation’s expenditure is spent locally or with small or medium enterprises? 

Please give details of what this spending is and what percentage of your budget this represents. 

We would also like to know about any policies or procedures that encourage local or SME 

businesses. 

E. Housing-led regeneration  

In this section of the call for evidence, we are looking at specific examples of undertaking housing-led 

regeneration to change an area.  

15. Please explain the need for regeneration of the area – what were the issues? 

a. What was the proposed solution? 

b. How well did the proposed solution work? 

c. What has changed in the area following the regeneration? Please explain how you know this 

relates to the regeneration and provide details of any evaluations. 

d. If you were to do it again, would you do anything differently? 

 


