
 
 
 
 
 
 

 

National Housing Federation 
Lion Court 
25 Procter Street 
London, WC1V 6NY 

Tel 020 7067 1010 
Fax 020 7067 1011 
info@housing.org.uk 
www.housing.org.uk 

  
 

 
Registered Office: Lion Court, 
25 Procter Street, London WC1V 6NY 
 

National Housing Federation Limited, 
trading as National Housing Federation 
A company with limited liability 

Registered in England No 302132 

Great Places 

Literature Review 

2018 

Summary 

We have written this literature review to inform the Federation’s project on Great Places. The aim of 

our Great Places project is to understand what makes a place great to live, and to explore how 

housing associations can contribute. We want to use our findings to develop tangible solutions to 

ensure everyone in the country has a great place to live. 

To inform our thinking, we wanted to understand what current evidence says about associations’ 

impact on the economy, what makes a great place and lessons from previous initiatives to create 

great places. 

The literature reviewed offers evidence of economic impact and innovative placemaking by housing 

associations. It also identifies areas of discussion for the Great Places Commission, and for housing 

associations, on what more could be done to create great places. 

The key questions and areas for further research identified by this literature review are: 

 What role does housing quality and affordability play in place competitiveness and desirability?  

 What quantitative evidence is there of the impact of housing regeneration on local social, 

economic and environmental outcomes?  

 What evidence is there of the impact of other forms of regeneration on local social, economic 

and environmental outcomes? 

 What programmes and funding should replace European Structural and Investment Funds, in 

order to reduce inter- and intra- regional inequality in the UK? 

 Can and should housing associations make better use of place-based indicators, such as 

Woodcraft et al. (2012) or those from the Egan Review (2004), or tools, such as Placecheck, to 

understand how they can best coordinate their efforts in creating great places to live? 

 What further role can housing associations play as local anchor organisations and how might 

this increase their local economic impact? 
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1 Summary of key points 

1.1 The housing association impact on the economy 

 Housing has an economic role at the macro and micro level (Regeneris and Oxford Economics, 

2010). 

 The sector affects the macro-economy through the impact of activity in the housing (and wider 

construction) sector and the effect of housing wealth on consumption behaviour (Regeneris and 

Oxford Economics, 2010). 

 Micro-economically, it supports labour mobility and the economic competitiveness of places. A 

healthy labour market requires access to a good supply of housing to enable free movement to 

new employment opportunities (HBF and NLP, 2015). 

 Building more homes increases net capital expenditure, economic output, tax revenue and jobs. It 

also means more money in the local economy through residents spending more on goods and 

services. HBF and NLP (2015) estimate that the total value of building an additional 100,000 

homes per year (on top of the 140,000 currently built) would be £19.5 billion and 430,000 extra 

jobs. 

 In terms of housing associations, studies have shown that both investment in affordable housing 

and day-to-day activities of organisations adds value to the wider economy. 

 The National Housing Federation found that for every £1 of GVA directly generated as a result 

of housing associations’ day-to-day activities, an additional £1.52 of GVA was generated for the 

wider economy (National Housing Federation, 2016). 

 In 2014, the £6.7 billion contributed by associations’ day-to-day activities to UK GVA directly 

supported 145,000 jobs. This is more than the British Army (120,350, Ministry of Defence, 2017) 

or John Lewis Partnership (84,000, John Lewis Partnership, 2013). 

 Housing associations have a larger multiplier effect on the economy when they spend on 

construction, major repairs, refurbishment and purchase of housing properties when compared to 

spend on staff. This is because it creates a ripple effect through the (local) supply chain. 

 The large multiplier effect from spending on construction means that the procurement policies 

and practices of housing associations can make a large difference in communities if they spend 

locally. 

 This is not to say that such spend is better than investment in staff; not investing in staff puts 

community investment work at risk, which could have a detrimental impact on rent arrears.  

 Previous research shows that housing associations are major players when it comes to spend and 

employment in local economies. This comes from direct and indirect employment, spend in the 

local supply chain from construction, repairs and tenants, and investment in communities to 

improve individual outcomes. 

 Housing associations can, and do, have a leading and beneficial role within their local economy. 

1.2 What makes a great place? 

 Place has many meanings and has been the focus of much academic theory in geography. 

According to the eminent human geographer, Tuan (1977), places are created when meaning is 
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invested in space and people become attached to it. For Tuan (1977), place is more than a 

location, but a location created by human experience. 

 Raco (2007) argues that particular conceptualisations of places and spaces lead institutions to the 

definition and prioritising of a specific set of problems (e.g. social inequality) and solutions (e.g. 

mixed communities policy). This raises questions about who defines what a ‘balanced’ place, a 

‘sustainable’ place or a ‘great’ place is. 

 A ‘sense of place’ is the subjective and emotional attachment people have to place (Cresswell, 

2004). Place and a sense of place feed into the development of people’s identities (Buttimer, 1980; 

Cresswell, 2004). It includes individual’s awareness of the cultural, historical and spatial context 

(Lengen & Kistemann, 2012). In urban design and place quality research, physical elements and 

activities are significant in creating a sense of place. A sense of place enhances place 

competitiveness and can attract economic drivers, such as business investment and human 

capital. 

 More recently, research has focused on the role place attachment has in giving places meaning(s). 

Place attachment has a significant contribution to sense of place and, as such, must be considered 

in the design of urban places, especially when redevelopment is proposed (Shamsuddin and 

Ujang, 2008). 

 Importantly, the Place Alliance feel that it is the holistic qualities of place that matter rather than 

stylistic preferences. They feel places, to be successful, should be “friendly, fair, flourishing and 

free” (House of Lords, 2016). They argue that leadership by Government and joined up thinking 

across professionals and with communities is needed to deliver great places. 

 There are a number of ways to assess great places, focusing on environmental, social and 

economic factors. One such tool is the Project for Public Spaces (PPS). Their diagram suggests 

that the key attributes of great places are sociability, uses and activities, comfort and image, and 

access and linkages. These are measured through intangibles (more qualitative aspects, such as 

pride, celebratory, clean and connected), and key quantitative, measures (such as traffic data, land 

use patterns, crime statistics and volunteering. 

 There have also been a number of guidance documents over the years about what makes a great 

place. These state that a place should have a mix of uses and communities, be useful, safe and 

delight people, have good transportation links (including walkable), respect the natural and historic 

environment, be adaptable and resource efficient. 

 Research has found that good placemaking adds commercial value to development, as much as 

50% in some areas (RICS, 2016). When done early, investment in placemaking can also add as 

much as 25% to land values (Savills, 2016). 

 There are also health impacts from access to good quality places, through physical activity, 

relaxation and stress reductions, and reduced exposure to air or noise pollution (Rolls, Fordham 

and Sunderland, 2016). 

 Place attachment, and the social ties this generates, has been found to have social benefits 

through reduced rent arrears, though there are risks to this if redevelopments displace or prices out 

existing residents (What Works Centre, 2014). 

 Housing associations already undertake successful placemaking, with 70 associations forming a 

national membership body, PlaceShapers, in 2008. 

 There may be more that associations can do. Devins et al. (2017) noted that anchor 

organisations, such as housing associations, were often the biggest employers and biggest 

spenders in the local city region. The report concluded that collaboration and collective action 

would create even wider social, health and economic benefits with the potential to change city-
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region development. This is particularly true in relation to procurement and employment 

practices that deliver more inclusive growth. 

1.3 Regeneration: models and effectiveness 

 Regeneration is a policy initiative to try to achieve great places where a built-up area has seen 

decline, be it economic, social or physical decay. As a policy initiative, it is a public intervention to 

stop or reverse decline where market forces alone will not. 

 Regeneration can be either place-based, focusing on geographic areas, or people-based, 

concentrating on improving outcomes for individuals. 

 Research has found that regeneration needs to be integrated and holistic to deliver change. For 

example, improved safety and pride in where people live will not lead to sustained regeneration 

without access to employment opportunities (Crowley, Balaram and Lee, 2012). 

 Inequality within regions explains more than 95% of overall inequality in Great Britain, even though 

the differences in median income across Great Britain are still substantial (Cribb et al., 2017). 

Further research has also emphasised the heterogeneity between deprived neighbourhoods; 

Hincks (2015) used different neighbourhood typologies to demonstrate complexities in the ways 

deprived neighbourhoods change and the danger of treating them all in the same way. This further 

evidences the need for local, contextual approaches to address issues of decline. 

 Pike et al.’s (2016) research found that the factors most associated with relative city decline in the 

UK were skill levels, industrial history and location at both city-regional and national scales (Pike et 

al., 2016). The size of cities and lack of consumer services in cities overshadowed by larger 

neighbours were the key differentiating factors in the 24 cities identified as in relative decline.  

 Housing associations may be able to have most impact in the revival of core and freestanding 

cities. Such cities offer growth opportunities and housing associations can bolster their offer as 

anchor institutions. 

 There have been a number of different models of regeneration pursued over the last 70 years, 

including those led by: culture, housing, universities, retail, transport and relocation of public sector 

jobs. In a recent review, Pattison et al. (2016) found that housing-led regeneration appears to 

remain an effective use of government resources, though the state is withdrawing from 

placemaking and the United Kingdom’s withdrawal from membership of the European Union (EU) 

puts funding for regeneration at risk. 

 Withdrawal from membership of the European Union (EU) will lead to a loss of €10.5 billion 

(£8.4 billion) of funds from the EU Structural and Investment Funds (ESIF) allocations for the 

period 2014-20 (Parliament UK, 2016). ESI funds are intended to support sustainable economic 

development and reduce regional wealth disparities, so its loss presents a risk to local growth 

and prosperity from loss of funding (LGA, 2017). 

 Mixed communities have also been pursued as an urban policy for social regeneration. A number 

of evidence reviews into mixed communities have found little research to support the assumed 

benefits. Cheshire (2009) argues that mixed communities “is essentially a faith-based policy 

because there is scant real evidence that making communities more mixed makes the life chances 

of the poor any better” (2009: 343). Fordham and Cole (2009) echo this. 

 The lack of evidence has led many academics to call for a broader approach to tackle social 

exclusion beyond housing policy by reform of education, welfare and the economy (Cole and 

Goodchild, 2001; Musterd and Andersson, 2005; Cheshire, 2009; Galster et al., 2010). Residents 
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in regenerated mixed communities will not see improvements in life chances without tackling some 

of the underlying causes of poverty (Glossop, 2008). 

1.4 National examples of urban renewal 

 There have been a number of different regeneration programmes over the years. Three 

programmes highlighted in the literature review are: 

 New Deal for Communities, which was shown to have made positive impacts in 32 of 36 

indicators around crime, education, health, worklessness, community and housing and the 

physical environment. Some of these changes could not be causally linked to the programme, 

however, and it was criticised for lack of local flexibility, too short a timescale for the level of 

change expected and low levels of funding for the scale of objectives. 

 Housing Market Renewal Pathfinders, where local opposition to demolition and withdrawal of 

funding contributed to an area of Merseyside being boarded up and near-derelict for over 15 

years. 

 UK City of Culture, with evidence of early positive impacts of this in Hull leading to wider city-

centre regeneration.  

1.5 International examples of urban renewal and decline 

 Urban decline is not a UK phenomenon. Harvey (1982) argues that uneven development is even in 

the nature of capitalism. 

 Purportedly, 370 cities globally with more than 100,000 residents have either temporarily or 

lastingly undergone population losses of more than 10% in the last 50 years (Bernt, 2009). 

Furthermore, more than one in four cities around the world were found to be shrinking cities 

between 1990 and 2000 (Oswalt and Rieniets, 2006). 

 International examples of renewal include: 

 Regent Park in Canada, a housing-led regeneration of a social housing estate, whichhas been 

seen as a success story for public-private redevelopment. 

 Moving to Opportunity in five cities in the United States of America, where residents of areas of 

high deprivation were given vouchers to move to low-poverty neighbourhoods. 

 Bilbao in Spain, the archetypal cultural-led regeneration, where the huge investment by the 

Guggenheim for a new anchor museum went alongside public investment and development in 

transport and education. 

 International examples of decline include: 

 Newark in the United States, where a loss of industrial production has led to the decline of the 

city and piecemeal development in attempts to regenerate the city. 

 Fort Trumbell in the United States, where public funding cleared a large tract of land for 

redevelopment, with a private company as the anchor institution. The length of time taken to 

clear the land and relocation of the private company during the recession that followed the 

economic crash in 2008 has led to Fort Trumbell becoming derelict. 
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1.6 Forthcoming research and areas of interest 

 Moat Housing have been part of a research project, ‘Incubators of Public Spaces’, which aims 

to support participation in urban development. The aim of Incubators is to develop a user-

friendly online platform to expand the opportunities for civic engagement in urban design. The 

platform is investigating new ways of consulting with local communities on design and decision-

making to shape town planning in the future. Moat Housing have been using it as part of their 

regeneration of the Pollard Hill estate. 

 Placecheck is a tool developed by Urban Design Skills to allow communities and organisations 

to assess the qualities of place, including what improvements might be needed. The tool can be 

used for a street, a park, a neighbourhood, a town centre or any other place. 

1.7 Conclusion 

 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 funding from the European Union stops 

following UK withdrawal from membership. 

 There is clearly no one-size-fits-all solution to stopping decline of areas, particularly when deprived 

areas are not heterogeneous and previous regeneration schemes, such as NDC and HMR, have 

been criticised for lacking local flexibility to prioritise. 

 Housing associations, as anchor institutions, can play a key role in improving their local areas 

through collaboration, procurement and employment policies and evidencing the economic impact 

of their day-to-day activities. 

 The key questions and areas for further research identified by this literature review are: 

 What role does housing quality and affordability play in place competitiveness and desirability?  

 What quantitative evidence is there of the impact of housing regeneration on local social, 

economic and environmental outcomes?  

 What evidence is there of the impact of other forms of regeneration on local social, economic 

and environmental outcomes? 

 What programmes and funding should replace European Structural and Investment Funds, in 

order to reduce inter- and intra- regional inequality in the UK? 

 Can and should housing associations make better use of place-based indicators, such as 

Woodcraft et al. (2012) or those from the Egan Review (2004), or tools, such as Placecheck, to 

understand how they can best coordinate their efforts in creating great places to live? 

 What further role can housing associations play as local anchor organisations and how might 

this increase their local economic impact? 
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2 Introduction 

2.1 Introduction 

This literature review has been written to inform the Federation’s Great Places’ project. The aim of the 

project is to understand what makes a place great to live, and to explore how housing associations 

can contribute. We want to use our findings to develop tangible solutions to ensure everyone in the 

country has a great place to live. To inform our thinking on this area, we wanted to understand what 

was currently known about associations’ impact on the economy, what makes a great place and 

examples of initiatives to create great places through regeneration. 

2.2 Aim of the literature review 

Housing associations are socially-minded organisations with huge reach and investment in their local 

communities. This review outlines what contribution they make to the local and national economy, as 

well as their role as placemakers. It considers what part they could play in the creation of great places 

and lessons that can be learnt from national and international examples of regeneration. From this, 

there will be crucial questions for our Great Places Commission to answer on how housing 

associations can continue to create great places to live. 

2.3 Structure of the literature review 

The review is structured as follows: 

 Chapter three focuses on the housing association impact on the economy – how housing affects 

the macro and micro economy and research done by associations on their local economic impact 

 Chapter four considers what makes a great place – conceptions of place, key components of 

place, and the contribution of urban design and planning to placemaking. The section includes 

impacts of creating great places and housing associations specific contributions. 

 Chapter five concentrates on regeneration, including a brief review of different models, a reflection 

on effectiveness of regeneration and evidence for the success of mixed communities policy, which 

is often cited as a reason for monotenure estates needing regeneration. 

 Chapter six outlines national examples of specific regeneration programmes and their effect on 

particular areas, including New Deal for Communities, Housing Market Renewal Pathfinders and 

UK City of Culture. 

 Chapter seven gives international examples of renewal and decline – a brief look at Regent Park in 

Toronto, Moving to Opportunity in the United States and Bilbao as good examples of renewal. 

Newark in New Jersey and Fort Trumbull in Connecticut, United States are cited as areas of 

decline. 

 Chapter eight notes forthcoming research and areas of interest – research by housing associations 

and place shaping tools developed by organisations. 

 Chapter nine contains the conclusion – it considers some key questions from the literature review 

that the Great Places Commission might wish to consider. 
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3 The housing association impact on the economy 

3.1 Introduction 

This chapter outlines how housing interacts with the economy, housing associations particular impact 

on the national and local economy, and what research housing associations have done to 

demonstrate this. 

3.2 Housing and the micro and macro economy 

Housing is seen as a key barometer of national economic performance (HBF and NLP, 2015), and 

has an economic role at the macro and micro level (Regeneris and Oxford Economics, 2010). It 

affects the macro-economy through the impact of activity in the housing (and wider construction) 

sector and the effect of housing wealth on consumption behaviour (Regeneris and Oxford Economics, 

2010). Micro-economically, it supports labour mobility and the economic competitiveness of places. A 

healthy labour market requires access to a good supply of housing to enable free movement to new 

employment opportunities (HBF and NLP, 2015). Affordable, good quality housing enhances place 

competitiveness through making places more attractive and reducing risks to growth associated with 

a constrained housing supply (HBF and NLP, 2015). 

Investment in new housing benefits the economy in a number of ways. Analysis of the existing 

economic footprint of house building allowed HBF and NLP (2015) to identify what the economic 

outcomes from increasing the annual supply of homes by at least 100,000 would be. They estimated 

that an additional 100,000 homes in the UK (on top of the 140,000 currently built each year) would 

mean: 

 £1.1bn more net capital expenditure 

 £13.6bn increase in economic output in the UK economy 

 430,000 extra jobs 

 £1.2bn of increased UK tax revenue 

 £432m extra investment in local infrastructure through s.106 and CIL 

 Residents of the new homes built would spend £3.2bn on goods and services 

These extra benefits would be additional to the economic footprint of the current supply and the 

structural economic benefits from having a housing market that meets the demand of its population 

(HBF and NLP, 2015). 

3.3 Housing associations and the economy 

In terms of housing associations specifically, there is evidence for the annual turnover, asset growth 

and capital investment made annually. These show a considerable impact on the economy. Homes 

England (HE) publishes a financial summary of private registered providers, the Global Accounts. 

This contains financial analysis of the providers who own or manage at least 1,000 social homes, 

representing more than 95% of the sector’s stock. In 2015/16, these housing associations had a 

combined annual turnover of £20bn and a combined total fixed assets of £143bn (HCA, 2017a). In 

2016, the assets of the sector grew through investing £7.5bn in new or existing housing properties, 

based on entity returns (2015: £7.7bn, 2014: £7.1bn). Capital investment in major repairs to existing 

properties was £1.9bn (2015: £1.9bn, 2014 £1.8bn). The majority of spend on housing properties 



 

Page 11 

(£5.4bn in the year) was attributable to the development of new homes (2015: £5.8bn, 2014: £5.3bn) 

(HCA, 2017b). 

More locally, the National Housing Federation’s local economic impact calculator allows associations 

to understand their impact on the local economy, both in terms of investment in new affordable homes 

and their day-to-day activities (National Housing Federation, 2017). At the time of the launch of the 

tool, the Federation calculated that every £1 of Gross Value Added (GVA)1 directly generated from 

investment in new affordable housing generates an additional £1.42 of GVA indirectly to the English 

economy (see Figure 1 for further details). In 2014, the £6.7 billion contributed by associations’ day-

to-day activities to UK GVA directly supported 145,000 jobs (see Figure 2). Housing associations’ 

investment and building of affordable housing, and day-to-day activities to maintain this housing and 

support residents, has a significant impact on the local economy. The number of jobs supported 

exceeds the British Army (120,350, Ministry of Defence, 2017) and John Lewis Partnership (84,000, 

John Lewis Partnership, 2013). 

 

Figure 1 Economic impacts of investment in affordable housing (National Housing Federation, 2016) 

                                                
1 GVA is the increase in the value of the economy due to the production of goods and services. 
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Figure 2 Economic impacts of housing associations' day-to-day activities on the UK economy (National Housing Federation, 
2016) 

3.4 Non-economic impacts of social housing 

The value of social housing does not just come from its contributions to the economy. While not all 

fully quantifiable, Frontier Economics (2014) found in their literature review that affordable housing 

supports multiple social objectives and individual outcomes. These include improved self-rated health, 

prevention of crime, improved labour market outcomes, higher life satisfaction, with good housing 

creating conditions for better educational outcomes and community cohesion. 

While this research did not make direct comparisons to other tenures, it did note that many outcomes 

are contingent on the higher quality of new affordable homes relative to existing private rental. They 

also iterated that affordable housing providers make public investment go further, through delivering 

social benefits such as ongoing community support or back-to-work training programmes (Frontier 

Economics, 2014). The National Housing Federation has found that for every £1 of public money 

housing associations receive for building new homes, they invest a further £6 of their own money or 

private finance. 

Furthermore, Frontier Economics’ (2014) analysis of CORE (continuous recording of lettings and 

sales in social housing in England) data showed that households move into affordable housing 

because they are homeless, living in overcrowded housing or have problems with their health. 

Providing housing solutions to such issues saves the public purse. Wood (2017) estimated that 

sheltered housing alone saves the National Health Service £486million a year through reducing 

inpatient stays, prevention of falls and hip fractures and reducing loneliness. Prevention and relief of 

homelessness, as well as saving on the high human cost, helps the country’s budget sheet. In 2017, 

the National Audit Office (2017) stated that in excess of £1 billion is spent by public services on 

addressing homelessness every year. This demonstrates that not only does the spending and day-to-

day activities of housing associations contribute substantially to the economy, but there are wider 

economic benefits from provision of homes to those who need them. 
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3.5 Research done by housing associations into their impact on the local economy 

 Community Gateway Housing (2015) examined the impact on their local economy of the first 

year of their ‘Purchase and Repair’ project. This project involved the purchase and repair of 20 

properties in the Preston area, nine of which were empty.  

 They used the Local Multiplier 3 tool developed by the New Economics Foundation to look at 

the impact of the project on the local economy. They concluded that: 

 More than £1.8m was invested in good quality, affordable homes for people in need. 

 £500,000 had been attracted to the area from central government. 

 Every £1 spent on the project has generated a further £1.08 for the local economy. 

 Homes for the North (2016)2 estimate that they: 

 Add up to £2.5billion each year (Gross Value Added) to the Northern economy 

 Have a combined turnover of £2.3 billion and assets of £12 billion 

 Employ almost 19,000 people, which is similar to the combined workforce of Nissan and Ford 

in the UK, and support an estimated 30,000 other jobs. 

 Cunninghame Housing Association undertook a Social Return on Investment (SROI) analysis to 

understand what impact the phased £37 million regeneration of Vineburgh might have in terms 

of the community and local stakeholders (Cunninghame Housing Association and Social Value 

Lab, 2012). Interviews with new and existing residents and stakeholders identified the social, 

economic and environmental impacts of the development. To calculate the SROI, the value of 

these outcomes was compared to the value of the investment for the first year of Phase 1. This 

showed that every pound invested in Vineburgh Phase 1 in its first year achieved a social return 

of £3.25. 

 They estimated that if these benefits continued to be achieved in future years, it was not 

unreasonable that the SROI could be £6.12 for every £1 invested. 

 The analysis also identified considerable impact on the health, confidence, pride and general 

wellbeing of tenants. Significant positive effects were found for tenants of new homes, but 

also on the wider community of Vineburgh and local stakeholders. 

 Outcomes included improved employability, health, neighbourhood appearance and social 

life.  

 In the Liverpool City Region (forthcoming), housing associations: 

 Have a combined annual turnover of £1billion 

 Day-to-day activities of housing associations in the North West directly add £1.5billion GVA to 

the economy every year, with £373 million in Liverpool City Region alone 

 Employ more than 5,600 people in the City Region, with housing associations supporting 

more than 35,000 FTE jobs in the North West 

 Invested £4.2million in apprenticeships in the last three years 

 Own or manage 1 in every 5 homes in the City Region 

                                                
2 Homes for the North is an alliance of almost twenty large, developing housing association from the North of 
England who provide affordable housing for almost one million people 
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 Building 26 homes add £1million GVA to the local economy 

 In Greater Manchester (Greater Manchester Housing Providers, forthcoming), housing 

associations: 

 Have a combined annual turnover of £1billion and assets worth £6billion 

 Day-to-day activities of housing associations in the North West directly add £1.5billion GVA to 

the economy every year, with £632 million in Greater Manchester alone 

 Employ more than 9,400 people across local communities, with housing associations 

supporting a total of 35,000 FTE jobs in the region 

 Invested £1.6million in apprenticeships in 2015/16 

 Building 25 homes in Greater Manchester add £1million GVA to the local economy 

 Dayson, Lawless and Wilson (2013) were commissioned by the Northern Housing Consortium 

(NHC)3, to assess the economic impact of housing organisations on the Northern economy, 

defined as the three regions of the North East, the North West and Yorkshire and the Humber. 

Looking at income, expenditure and procurement, the research used surveys, interviews and 

economic modelling to measure economic activity stimulated directly by the day-to-day activities 

of housing organisations, as well as indirectly through the intermediate supply chain. In 

2011/12, Dayson, Lawless and Wilson (2013) estimated that housing organisations had:  

 A total output of £10,269 million in the North (including direct and indirect impact)  

 A total worth of £4,646 million GVA to the Northern economy: 1.8 per cent of the total 

Northern GVA  

 Supported 116,900 FTE jobs in the North; housing organisations indirectly support 1.8 FTE 

jobs per one directly employed FTE 

 Dayson, Lawless and Wilson (2013) noted that how and where housing organisations spent 

money affects economic impact calculations. Spending on construction and major repairs, 

refurbishment and purchase of housing properties were associated with a larger multiplier 

effect. This is because they created a larger ripple effect through the (local) supply chain than, 

for example, spend on staff. 

 The research estimated that the Northern regions output multiplier for construction expenditure 

was one and a half times greater than that for direct staff cost expenditure. This is not to say 

staff expenditure should be neglected, as reducing spending on such areas as community 

investment work could have a detrimental impact on income due to rising arrears from loss of 

community support (see Brown, 2015 discussed further in section 4.5.3) 

 The report concluded that changing procurement policies and practices to account for how local 

the suppliers are would have a positive impact on the proportion of goods and services supplied 

from Northern organisations, which would reduce economic leakage (Dayson, Lawless and 

Wilson, 2013). 

 Dayson, Lawless and Wilson (2013) were interested to note that the NHC workforce of 46,000 

employees was, according to the Business Register and Employment Survey (BRES), only 

slightly less than all those employed in the manufacture of motor vehicle (17,000) and in the 

activities of call centres (31,500) throughout the three regions. This shows the contribution that 

                                                
3 The NHC comprises council, Arm’s-Length Management Organisations and Housing Associations 
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housing associations make to employment, even before counting the number of tenants helped 

into work through association employment schemes. 

3.6 Conclusion 

Housing associations are clearly major players when it comes to spend and employment in local 

economies. This comes from direct and indirect employment, spend in the local area from 

construction, repairs and tenants, and investment in communities to improve individual outcomes. The 

impact of housing associations is not just economic though, they are often strongly rooted in their 

local community and have a key role in shaping place. The next chapter will review available evidence 

for what makes a great place.  



 

Page 16 

4 What makes a great place? 

4.1 Introduction 

This chapter will outline research into what makes a place. It includes an overview of geographic 

theory of place, what a sense of place entails, and evidence about the impact of place from 

neuroscientific research. It goes on to detail what planning policy and urban design says about 

creation of place before considering tools to assess place. Finally, the economic, health and social 

impacts of placemaking are considered, alongside what housing associations are doing on 

placemaking. 

4.2 The making of place 

Creating successful ‘places’ is more than just building quality houses. It requires the provision of all 

the facilities for a good quality of life. (RICS, 2016: 40) 

Place has many meanings and has been the focus of much academic theory in geography. According 

to the eminent human geographer, Tuan (1977), places are created when meaning is invested in 

space and people become attached to it. For Tuan (1977), place is more than a location, but a 

location created by human experience. Place has also been described as a meeting point for rich, 

even conflicting, everyday social relations and social practices (Massey, 2005). Place can also be 

defined through the everyday, often habitual activities that occur within it (Seamon, 1980). Seamon 

(1980) sees place as a dynamic entity with as many individual meanings as the people and 

environmental elements that share the temporal vitality of a space. 

A concept of what ‘place’ means is important before any consideration of an intervention to develop a 

great place. Raco (2007) states that “imaginations of places and spaces play a key role in shaping the 

contours of any spatial development programme” (2007: 7). They are static or objects to be 

reimagined through defined policy programmes; the difficulty is where the power relations lie in 

determining these imaginations. Raco (2007) argues that particular conceptualisations of places and 

spaces lead institutions to the definition and prioritising of a specific set of problems and solutions 

(e.g. social inequality being solved through mixed communities policy). This raises questions about 

who defines what a ‘balanced’ place, a ‘sustainable’ place or a ‘great’ place is. The criteria used in the 

selection process, prioritisation of needs and defining what is excluded are all based on decision-

makers’ perception of what a place is and what it should be (Raco, 2007). Arguments surrounding 

regeneration focus on the dichotomy between the continued stigmatisation and perceived decline of 

areas to justify redevelopment and the lived experience of residents (August, 2014). 

Place and a sense of place feed into the development of people’s identities (Buttimer, 1980; 

Cresswell, 2004). A ‘sense of place’ is the subjective and emotional attachment people have to place 

(Cresswell, 2004). It includes individual’s awareness of the cultural, historical and spatial context 

(Lengen & Kistemann, 2012). In urban design and place quality research, physical elements and 

activities are significant in creating a sense of place. More recently, research has focused on the role 

place attachment has in giving places meaning(s). In their study of traditional shopping streets in 

Kuala Lumpa, Shamsuddin and Ujang (2008) established that the historical significance of the area as 

the earliest shopping locations in the city evoked personal and shared meanings to the long-term 

users. These users developed stronger place attachment as a result and had a strong sense of the 

identity of the area. They concluded that place attachment has a significant contribution to sense of 
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place and should be considered in the design of urban places, especially when redevelopment is 

proposed (Shamsuddin and Ujang, 2008). 

Neuroscience has provided evidence that place constitutes a distinct dimension in neuronal 

processing (Lengen and Kistemann, 2012). Through a systematic meta-analysis, Lengen and 

Kistemann (2012) found evidence that the human brain comprises specific and specialised structures 

and processes to perceive, memorise, link, assess and use spatial information. This reinforces the 

importance of ´sense of place´ and ´place identity´. WHO (2016) argue that place identity and sense 

of place are important dimensions for human health. This is also reflected by Ellard (2015), who 

argues we are biologically disposed to favour locations defined by complexity, interest, and the 

passing of messages of one kind or another. Ellard (2015) found that blank places are bad for our 

health. In such places, he argues that humans become bored leading to higher levels of the hormone 

cortisol, which is associated with human stress-related ailments. 

A sense of place is also important in creating local distinctiveness through planning and urban design 

(DoE, 1997; Urban Task Force, 1999).  Llewelyn Davies Yeang (2006) argues that place quality is 

increasingly important for enhancing competitiveness once basic factors, such as employment and a 

strong economy, have been satisfied. This means that high quality housing and place distinctiveness 

can be a factor when deciding where to locate. Glossop (2008) suggests that while quality of place is 

not a primary driver of competitive advantage, it can attract economic drivers, such as business 

investment and human capital. Quantitative evidence on the role of housing quality on place 

competitiveness is lacking, though research for the Homes and Communities Agency (HCA, what is 

now Homes England) suggests it is a significant explanatory variable associated with levels of 

worklessness and GVA per employee at a local level (Regeneris and Oxford Economics, 2010). 

4.3 How to assess qualities of a place 

Moving away from geographic, social, political and neuroscientific understandings of place, the Farrell 

Review (2014) into architecture gave a more practical definition of place. They suggested that PLACE 

should be understood as a holistic acronym standing for Planning, Landscape, Architecture, 

Conservation and Engineering. The Place Alliance, a new movement for place quality, which emerged 

following the Farrell Review (2014) of architecture and built environment, suggest that place quality is 

created by five lessons (House of Lords, 2016): 

 Key lesson 1: it is the holistic qualities of place that matter, rather than stylistic preferences; places 

should be friendly, fair, flourishing, fun and free. 

 Key lesson 2: national Government sets the tone (through policy and action) that others 

follow.  Government needs to demonstrate greater leadership on place quality. 

 Key lesson 3: good placemaking almost always involves positive public sector involvement and 

clear local leadership.  Design capacity in local government is key. 

 Key lesson 4: good placemaking almost always occurs within a context of joined-up professional 

thinking and collaboration. 

 Key lesson 5: a long-term commitment to place implies engaging the community early and 

considering the on-going stewardship of place. 

The Egan Review (2004) commissioned by the Office of the Deputy Prime Minister to support its 

sustainable communities programme developed a comprehensive set of indicators for local authorities 

to use when assessing how sustainable their communities were. The key components are: 
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 Governance (effective and inclusive participation, representation and leadership) 

 Transport and connectivity (good transport services and communication linking people to jobs, 

schools, health and other services) 

 Services (a full range of appropriate, accessible, public, private, community and voluntary services) 

 Environmental (providing places for people to live in an environmentally-friendly way) 

 Economy (a flourishing and diverse local economy) 

 Housing and the built environment (a quality built and natural environment) 

 Social and cultural (vibrant, harmonious and inclusive communities) 

London continues to produce indicators about its quality of life and how far it can profess to be a 

sustainable world city through the London Sustainable Development Commission (LSDC) ‘Quality of 

Life Indicators’ (LSDC, 2017). This uses 32 social, environmental and economic indicators, including 

water consumption, business survival, education and healthy life expectancy. 

Informed by the Egan Review (2004), Woodcraft et al. (2012) have also developed a tool to assess 

social sustainability. They define social sustainability as the extent to which a neighbourhood supports 

individual and collective wellbeing by understanding what people need from the places they live and 

work. It has four dimensions with numerous supporting criteria: 

 Social and cultural life (what it’s like to live there) 

 Voice and influence (how people affect what goes on) 

 Amenities and infrastructure (the design and facilities) 

 Space to group (ability of places to expand or adapt over time) 

Woodcraft et al. (2012) make the important point that every community is different and, as such, it is 

difficult to predict or measure what is needed. They offer the social sustainability framework as a way 

to help developers, planners and local agencies consider and respond to local needs and 

circumstances. The first three dimensions have also been used and developed into a toolkit by 

Berkeley Group (2012), with the dimensions underpinned by 13 different indicators taken from a 

resident survey of individual sites and four national surveys: Understanding Society, Citizenship 

Survey, Taking Part and the Crime Survey.  

A comprehensive diagram of what makes a great place has been created by the Project for Public 

Spaces (PPS) and can be seen at Figure 3. PPS developed the diagram as a tool to help people in 

judging whether a place was good or bad. Similar to Woodcraft et al. (2012), the diagram suggests 

that the key attributes of great places are sociability, uses and activities, comfort and image and 

access and linkages. These are measured through intangibles (more subjective, qualitative aspects, 

such as pride, fun, cleanliness and connectivity), and key quantitative measures (such as traffic data, 

land use patterns, crime statistics and volunteering). 
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4.4 Great places and urban design and planning 

Massey (2005) notes spatial planning has tried to order the messiness and chaos of place into 

rational spaces. Jane Jacobs (1961), in her seminal text on cities, criticised planners for not 

respecting the spontaneous self-diversification of city populations, putting cities at risk of decline. 

Graham and Healey (1999) argue that planning needs to account for the multiplicity of places and 

cities, and the changing nature of social networks and space as a result of advances in transportation 

and telecommunication. Underlining the delicate balance of competing pressures on space, the 

committee of the House of Lords (2016) conclude that the focus on driving up supply of housing 

appears to threaten placemaking. They determined that increased housing supply should not come at 

the expense of consideration of other parts of the built environment, sustainable planning for the long 

term and delivery of high quality and design standards (House of Lords, 2016).  

The following sections will discuss how urban design and planning tries to encourage the 

development of great places by looking at planning policy and design guidance. 

4.4.1 The National Planning Policy Framework (NPPF) and Design Council CABE 

The National Planning Policy Framework (NPPF) recognises design as an essential part of delivering 

sustainable development and contributing to making places better for people. In the ministerial 

foreword, Greg Clark MP states that: 

Figure 3 What makes a great place? The Place Diagram from Project for Public Spaces (2009) 
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Planning must be a creative exercise in finding ways to enhance and improve the places in which 

we live our lives. This should be a collective enterprise. Yet, in recent years, planning has tended to 

exclude, rather than to include, people and communities. 

NPPF, 2012, i 

The framework outlines how planning policies and decisions should aim to ensure that developments 

establish a strong sense of place. This is clarified as “using streetscapes and buildings to create 

attractive and comfortable places to live, work and visit”. It states that planning should achieve places 

with: 

 a mix of communities, mixed-use developments, strong neighbourhood centres and active street 

frontages to bring together different activities: 

 safe and accessible environments where crime and disorder, and the fear of crime, do not 

undermine quality of life or community cohesion;  

 safe and accessible developments, containing clear and legible pedestrian routes, and high quality 

public space, which encourage the active and continual use of public areas; and 

 opportunities to draw on the contribution made by the historic environment to the character of a 

place. 

NPPF places an emphasis on design review, stating that local planning authorities should put in place 

local arrangements for reviews, have regard to any recommendations and, when appropriate, should 

refer major projects for a national design review provided by Design Council CABE. 

Design Council CABE was formed in April 2011 when the Commission for Architecture and the Built 

Environment (CABE) closed and the design review function merged with the Design Council. Prior to 

the merger, CABE was an executive non-departmental government body providing advice on 

architecture, design and public space in England. Recently, the House of Lords’ committee heard 

evidence that the loss of CABE marked “the withdrawal of Government from a leading role in the 

design and place agenda” (2016: 23). The House of Lords (2016) felt this was to the long-term 

detriment of the built environment. They recommended Government should establish and fund a 

small, strategic unit to conduct, commission and disseminate research and guidance on architecture 

and design within the built environment. 

4.4.2 Good design: The Fundamentals 

Published by CABE in 2008, this set out three principles of good design, namely: 

 robustness, or durability; 

 usefulness, or efficiency; and 

 beauty, or the ability to delight people. 

These principles help assess whether buildings and public spaces are well designed. In ‘Good 

Design’, CABE advise that buildings and places are well designed if: 

 They are useful, built to last and easy to care for (for example, Christopher Wren’s Royal 

Hospital Chelsea) 



 

Page 21 

 You can find your way and move around easily, regardless of whether or not you are disabled, 

in a place in which you feel safe (such as the design of public space in Mowbray Park, 

Sunderland, or the Bedford Park estate in west London) 

 They relate well to the place where they are built; this might mean fitting in quietly or creating 

new context and new landmarks, depending on circumstances (for example, the award-winning 

office development at 30 Finsbury Square, which merges easily with the surrounding buildings, 

or Manchester Civil Justice Centre, which stands out decisively) 

 They are flexible and their use can change over time (such as period terraced housing and mill 

buildings from the early industrial revolution). 

 They are environmentally efficient and will help us all to live and work sustainably (such as 

Great Bow Yard in Somerset and Oxley Woods in Milton Keynes) 

 The people who use them tell you that they help them to work more effectively and deliver 

services more efficiently (which is now well documented in the new Kidderminster Treatment 

Centre) 

 The people who live there tell you that their quality of life has improved, and they continue to 

say this over time (for example on the Holly Street Estate in Hackney) 

 People tell you that they are proud of where they live because their building or place has real 

identity, character and beauty (the case with the Ilfracombe Pavilion in Devon, or Grainger 

Town in Newcastle). 

(CABE, 2008: 2-3) 

4.4.3 Building for Life 12 

Building for Life 12 is a government-endorsed industry standard for well-designed homes and 

neighbourhoods (Nottingham Trent University, 2015). Building for Life is about guiding better planning 

of new development through urban design that is safe and provides everything expected of a new 

community. It was developed by CABE and the Home Builders Federation, with the support of 

Housing Corporation, English Partnerships, Design for Homes and the Civic Trust, in 2008 (CABE, 

2008) and redesigned in 2012 to better reflect the National Planning Policy Framework. 

Building for Life 12 consists of 12 questions to assess new developments and determine whether a 

development should achieve the ‘Built for Life’ quality mark. These 12 questions are split into three 

themes: integrating into the neighbourhood, creating a place and street and home. 

Integrating into the neighbourhood talks about connections within the scheme and the surrounding 

area, provision or proximity to facilities and services, good access to public transport, and providing a 

mix of house types and tenures. Creating place is about distinctiveness of character, working within 

the constraints or advantages of the site and its context, creating well-defined streets and spaces, and 

ease of finding your way around. Street and home relates to design encouraging low vehicle speeds 

and social spaces, sufficient (and not dominant) car parking, clearly defined public and private 

spaces, and adequate external storage and amenity space (Nottingham Trent University, 2015). 

 

There is a lot of evidence, therefore, for what is considered to constitute a good place, how these can 

be created by good design and how you might indicate successful places. This includes connectivity, 

respect for the existing built environment, reflecting the natural and historic environment, as well as 

pride, safety, quality of life and a sense of fun. Some of the impacts of place already discussed 
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include the role it plays in enhancing competitiveness and forming people’s identities. Further impacts 

of creating great places are outlined in the next section. 

4.5 Great places: impacts 

Good placemaking has been a focus of planning policy and urban design for many years, but there 

have also been a number of reports focusing on the economic, social and health benefits of good 

places. 

4.5.1 Economic impacts 

RICS (2016) recently found that placemaking adds commercial value to development. They 

commissioned CBRE to look at the relationship between good placemaking and end-sales in five 

case study areas. The research aimed to understand which physical attributes and delivery 

approaches might create the best sense of place and the highest residential property land values. 

RICS (2016) found that good placemaking secured an uplift in land value of between five per cent and 

50 per cent, varying on whether the development was in a high or low value area and the dwelling 

type. The main influences on achieving the greatest commercial uplift were community provision. This 

included provision of good schools, extensive public parks and play spaces, and community space 

that allowed – or encouraged – local community engagement. RICS (2016) highlight the value of 

strong leadership, flexible masterplanning and provision of high quality open spaces, commercial and 

community facilities early in the life of the development in order to create the best places and highest 

land value uplift. 

Savills (2016) undertook a similar exercise, calculating the value of early investment in placemaking 

on land value. Their analysis found that additional early investment raised land values by 25%. In the 

case studies they gave (Poundbury in Dorset, Heyford Park in Bicester and Alconbury Weald in Milton 

Keynes), additional investment included community engagement before submitting planning 

applications, building schools, landscaping, public realm improvements, maximising walkability and 

building retail and employment centres with mixed uses. Their findings were based on a simplified 

land value model for a theoretical urban extension site of 3,000 homes. Similar to RICS (2016), their 

model showed that the benefits were gained from early investment and the same land value uplift 

could not be seen if the majority of the extra investment was made 40% of the way through the build 

out. Later investment actually saw land value decrease by 26% (Savills, 2016). 

4.5.2 Health impacts 

Research has also found health benefits from creating great places. Health inequalities play out 

across places differently. Men in the most deprived wards in England can expect to live 16.5 more 

years in poor health and 7.4 fewer years overall compared to men in least deprived wards (Public 

Health England, 2018). For women, the respective figures are 11.6 and 4.6 years. For Public Health 

England (PHE), the unequal distribution of poor quality built environments across England contributes 

to health inequalities (PHE, 2018). 

The Marmot Review, a strategic review of health inequalities in England, notes that the most deprived 

areas are also the most likely to severely lack or somewhat lack social support when compared to 

areas that are more affluent (Marmot, 2010). Social isolation significantly increases mortality, while 

social relationships can reduce the risk of depression (Marmot, 2010). Studies have also shown that 

streets with heavy flows of traffic lead to a reduction in local friends, with one study in Bristol finding 
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residents of busy streets had less than one quarter the number of local friends than those living on 

similar streets with little traffic (Hart, 2011). Poor quality places, which are linked to the most deprived 

areas, contribute to health inequalities. Good placemaking that develops social ties, improves the 

public realm and reduces heavy traffic will improve the health of residents.  

WHO (2016) recently summarised existing evidence on health effects of urban green spaces. They 

concluded that the many public health benefits, including relaxation and stress reduction, enhanced 

physical activity and mitigation of exposure to air pollution, excessive heat and noise, outweigh 

potential detrimental effects, such as exposure to allergenic pollen and infections carried by insect 

vectors. The evidence suggests there is a need for small, local green spaces close to where people 

live, but also large green spaces with more formal provision and opportunities to experience contact 

with nature. They proposed urban green space indicators monitoring the implementation of Parma 

commitment “to provide each child…with access to…green spaces to play and undertake physical 

activity” (WHO, 2016). 

In response to budget cuts threatening the loss of greenspace, Rolls, Fordham and Sunderland 

(2016) undertook an exploratory study into the potential increase in health costs from a hypothetical 

decline in physical activity from lack of access to local greenspace. They examined the physical 

activity-related benefits of the natural environment and concluded that any loss of greenspace and 

failure to substitute physical activity had the potential to lead to additional 374 deaths per year (at a 

cost of £434 million per year), and over 2,300 additional cases of life-limiting disease (£23.6 million 

per year in additional treatment costs). This is without accounting for any affect on wellbeing or 

productivity (Rolls, Fordham and Sunderland, 2016). 

Greenspaces are argued to make an important contribution to health and wellbeing, but also flood 

control and air quality improvements (Rolls, Fordham and Sunderland, 2016). Air pollution is 

increasingly being used as a reason to refuse applications for development. A recent court case set 

an environmental precedent after a judge refused planning permission based on the detrimental effect 

additional car fumes from a development would have on a Special Area of Conservation (Appleton, 

2017). 

4.5.3 Social impacts 

As stated, a strong sense of place is defined by place attachment, both the history of a place and the 

social ties within. Strong community ties within a place have wider benefits than just reducing social 

isolation, or improving health (as outlined above). Analysis of the longitudinal survey ‘Understanding 

Society’ has shown that households in regions with strong neighbourhood ties have a lower 

probability of reporting being in financial arrears, with a particularly strong relationship for housing 

costs (defined as rent and mortgage payments) (Brown, 2015). Brown (2015) speculates that this may 

be because attachment to an area leads to prioritisation of rent payments in order to continue living in 

a particular area. Brown’s (2015) research finds that the relationship is particularly pronounced for 

those who feel able to turn to someone in their neighbourhood for support, advice, to borrow things or 

to exchange favours. This demonstrates the potential importance of informal social interaction in 

mitigating financial issues. Further research into what the loss of social ties, such as through 

regeneration, might mean for financial arrears. 

A recent study found there may be unintended consequences from public realm improvements (What 

Works Centre, 2014). The study used available empirical evidence and urban economic theory to look 

at the difference between large and small-scale interventions. It argued that evidence showed large-
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scale transformations may help create more attractive places to live and lead to increased property 

values, but they can displace existing residents through higher housing costs. Smaller-scale 

interventions are likely to have fewer unintended or undesirable effects (What Works Centre, 2014). 

What Works Centre (2014) concluded that more rigorous evaluation of public realm improvements is 

needed to demonstrate how different types of interventions play out in practice. 

4.6 Housing Associations and placemaking 

Being embedded in local communities, housing associations have a key role to play in placemaking. 

In recognition of this, 70 associations formed a national membership body, PlaceShapers, in 2008 

(PlaceShapers, 2011). In a report highlighting case studies of localism, Placeshapers (2011) noted 

the difference that housing association resources, skills and support can make to unlocking finance, 

business planning, technical, IT, human resources and social enterprise support. Housing 

associations provide access to resources, as well as making effective use of public funding and acting 

as community anchors (PlaceShapers, 2011). Some of the case studies given to demonstrate this 

include: 

 LoCAl Homes (Accord Group) – operating a previously unused factory to manufacture closed 

panel timber frame homes. In 2011, the factory was set to create up to 30 jobs for local people to 

build homes across the midlands. 

 Parkside Community Hub (CHP) – a former Primary Care Trust clinic was refurbished as part of a 

£10 million regeneration scheme to provide space for local agencies to run courses, drop-in and 

advice sessions. In 2010/11, before the hub opened, it had worked with 450 people, 47 people 

gained level 1 and 2 qualifications, including numeracy, literacy and IT. 62 others undertook 

learning on topics like cookery, CVs and interviews. Four people got permanent, paid jobs in 

2010/11. It also supported 57 community events and provided 16 free childcare places for those on 

training. 

 Berinsfield Community Business (Soha) – this provides community-led housing management and 

grounds maintenance services to a village of 1000 homes. The aim is to build local capacity, 

provide sustainable jobs and training and local business opportunities to complement the physical 

regeneration of the area. In 2011, most of the eight permanent jobs created and places on the 

BCB board were held by Berinsfield residents. 

A recent study into the local impact of anchor organisations for JRF sought to find out what impact 

they could make to the local economy (Devins et al., 2017). Looking at the Leeds City Region, Devins 

et al. (2017) noted that anchor organisations, such as housing associations, local authorities, 

hospitals, universities and large private sector organisations, were often the biggest employers and 

biggest spenders in the local city region. While they already made a vital contribution to the character 

of the Leeds local economy, the report concluded that collaboration and collective action would create 

wider social, health and economic benefits with the potential to change city-region development. 

Devins et al. (2017) believe that, through procurement and employment practices, anchor 

organisations can directly deliver more inclusive growth. They feel such organisations can also inspire 

other organisations to act through providing examples of good practice, helping set the tone for the 

local economy. They conclude that anchor organisations who recognise their role as anchors and 

take collective action in collaboration with other anchors can: 
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 add hundreds of millions of pounds to the money circulating in the city-region economy each year 

through shifting just 5 to 10% of their current spend on the procurement of goods and services to 

competitive local suppliers; 

 test the framework to embedding social value into procurement frameworks to promote good jobs 

and contribute to improved worker engagement, wellbeing and productivity in supply chains; 

 raise demand for apprenticeships by securing one apprenticeship for every £1 million they spend; 

 send collective market signals relating to the importance of good work; and 

 collaborate with local suppliers to build capacity to bid for public procurement opportunities. 

These findings are echoed by Schifferes and Thorold (2017) who state “housing associations 

represent important anchors for inclusive growth in localities across the country” (2017, 4). Schifferes 

and Thorold (2017) say that associations’ development of local supply chains, recognition as good 

places to work on The Sunday Times ‘Top 100 Not-for-Profits to work for’, and take up of the living 

wage means they contribute to personal and local economic growth. 

In their report on the Together for Communities project, HACT (2011) detailed successful examples of 

housing and community organisations working together. Case studies included Places for People 

working with the community of Clayton Brook (near Preston) to improve the ‘problem estate’. When 

residents came together to tackle issues of crime in the area. Places for People provided three 

houses connected together for use as a community base and offered governance support to 

residents. Residents used the community house to plan an improvement programme for their estate. 

This included community development activities, counselling services, volunteer programmes and 

successfully lobbying for the allocation process to give greater weight to “community interest”. As a 

result, the image of the estate improved. Properties no longer stood empty and there was a waiting 

list for vacancies (HACT, 2011). 

Another example of an association successfully working with their community from the programme 

was Onward Homes. Onward provided a community house for resident activities in Pungle (near 

Bolton) and brought in a social entrepreneur who could build capacity within the community. As a 

result, an IT literacy project has been run from the house, activities for young people have been 

developed, and a mother and baby group has been established (HACT, 2011). 

4.7 Conclusion 

There are many meanings and importance attached to place. Place is created when meaning is 

invested in space and people become attached to it (Tuan, 1977). Place is more than a location, but a 

location created by human experience. It is defined and shaped by institutions, individual experiences, 

and helps create people’s identities and local distinctiveness/competitiveness. 

Planning policy focuses on the creation of place, with the National Planning Policy Framework stating 

that planning should achieve places with a mix of communities and uses, that are safe and 

accessible, and have opportunities to draw on the natural and historic environment. In ‘Good Design’, 

CABE (2008) advise that buildings and places are well designed if they are adaptable, safe, relate 

well to the existing place, environmentally efficient, and people are proud to live there. 

There are economic, social, health and environmental benefits to good placemaking. This includes 

higher land values from investment in placemaking (RICS, 2016; Savills, 2016), social ties from good 
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places reducing the ill-health effects of loneliness (WHO, 2016) and access to green spaces 

increasing physical activity (Rolls, Fordham and Sunderland, 2016). 

There are numerous case studies of successful placemaking by housing associations, but research 

by Devins et al. (2017) suggests that there is even more associations can do as anchor organisations. 

While already major spenders and employers in city-regions, housing associations as anchor 

organisations can do even more through collaboration and collective action with other anchor 

organisations and employment and procurement policies that favour localism.  
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5 Regeneration 

5.1 Introduction 

This chapter contains an overview of regeneration policy, the UK context, different models of 

regeneration and reflections on its effectiveness. It concludes by discussing evidence for the 

effectiveness of mixed communities policy, which is associated with regeneration and policies to avoid 

concentrated areas of deprivation. 

5.2 Overview of regeneration policy 

Regeneration is the process of reversing decline in built-up areas. Decline could be economic, social 

or physical decay (Pattison et al., 2016). As a policy initiative, it is a public intervention to stop or 

reverse decline where market forces alone will not. Regeneration can be either place-based, focusing 

on geographic areas, or people-based, concentrating on improved outcomes for individuals. Appendix 

A summarises the main urban regeneration policies from the 1960s to present. 

Regeneration programmes split broadly into place-based or (individual) people-based. Place-based 

regeneration focuses on neighbourhood renewal, housing, safety, crime or infrastructure, whilst 

people-based will focus on individual-level improvements around education, health, and employment 

(Crowley, Balaram and Lee, 2012). Evaluation of regeneration projects commonly show improvement 

in place-based indicators relative to people-based (Lawless, 2007), which Glossop (2008) argues is a 

reflection of the long-term process of neighbourhood change. 

Further reviews have noted that economic change in areas will not happen without both people-based 

and place-based outcomes (and vice versa). For example, improved safety and pride in where people 

live will not lead to sustained regeneration without access to employment opportunities (Crowley, 

Balaram and Lee, 2012). Previous research is consistent in recommending a coordinated approach 

that moves away from area-based approaches with separate people, economic or place-based 

outcomes to more integrated outcomes applied at a city-regional level (Glossop, 2008).  

The need for more coordinated, locally focused approaches to regeneration has led to greater 

emphasis in the UK on place-based leadership. Place-based leadership is defined as “all leadership 

activity that serves a public purpose in a given locality” (Hambleton and Howard, 2012: 6). In effect, 

this means civic leaders taking decisions with concern for the local community. Hamilton and Howard 

(2012) argue that place-based leadership can develop bridging social capital, whereby different social 

groups connect and cooperate. While Hamilton and Howard (2012) state universities are perfectly 

placed to offer place-based leadership, housing associations are also naturally placed to do so due to 

their connections to local areas. 

5.3 Regeneration in the UK: unequal growth 

From the UK perspective, regeneration must be seen in the context of regional disparities in growth. 

Regional inequality in the UK, measured by both income and GDP, is the worst in Western Europe 

(Inequality Briefing, 2015). Cribb et al. (2017) note, however, that it is not so much difference between 

regions, but income inequality within regions that influences inequality (Cribb et al., 2017). They found 

inequality within regions explains more than 95% of overall inequality in Great Britain, even though 

the differences in median income across Great Britain are still substantial. Further research has also 

emphasised the heterogeneity between deprived neighbourhoods; Hincks (2015) used different 



 

Page 28 

neighbourhood typologies to demonstrate complexities in the ways deprived neighbourhoods change 

and the danger of treating them all in the same way. This further evidences the need for local, 

contextual approaches to address issues of decline. 

Pike et al. (2016) examined different cities to understand the relative decline across the UK. Relative 

decline is where a city’s population and employment is growing at a lower rate compared to other 

cities. This is compared to absolute decline where cities face an outright reduction in employment and 

population, or other measures of growth. The city that ranked as most declining when compared to 

others was Rochdale, followed by Burnley and Bolton. The research sought to understand specific 

economic and social conditions that led to the relative decline of cities and the tailored policies 

required in response to this (Pike et al., 2016). 

The three types of cities identified as experiencing relative decline and the specific policy responses 

suggested were: 

 Core cities – the principal cities of their regions that attract investment and people with high-level 

services and anchor institutions. Such cities include: Glasgow, Liverpool and Sheffield. To reverse 

decline, policies here need to focus on “long-term and strategic city-regional planning; prioritising 

inclusive growth; and coordinating anchor institutions” (Pike et al., 2016: 3).  

 Overshadowed cities – larger neighbouring cities with higher-level functions and main employment 

sites, attracting commuters. These cities provide the principal growth opportunities. Examples 

given include Bradford, Stoke and Sunderland. Policies here should focus on developing distinctive 

and complementary economic roles and strategies; cultivating accessibility; and improving training 

and skills. 

 Freestanding cities – these cities are not overshadowed, but are smaller than core cities (and 

some distance from them). Dundee, Hull and Newport are examples. To grow, such cities need to 

build on internal assets and capabilities, strengthen anchor institutions and cooperate with larger 

cities in economic areas, and reposition and rebrand (Pike et al., 2016). 

As anchor organisations, housing associations may be able to have most impact in the revival of Pike 

et al.’s (2016) core and freestanding cities. These cities offer growth opportunities and housing 

associations can bolster their offer through effecting place-based leadership. 

Pike et al.’s (2016) found that factors most associated with relative city decline in the UK were skill 

levels, industrial history and location at both city-regional and national scales. The size of cities and 

lack of consumer services in cities overshadowed by larger neighbours were also key differentiating 

factors in the 24 cities identified as in relative decline. 

In terms of skills, recent research reveals the uneven regional picture of pupil performance. Andrews, 

Robinson and Hutchinson (2017) found regional variations in attainment at all school stages. Pupils in 

South London & South East Regional School Commissioners had the highest levels of attainment in 

2017 in both primary schools (57% achieving the expected standard) and early years settings (74%). 

Attainments levels were lowest across all school phases in Lancashire & West Yorkshire, East 

Midlands & Humber and the West Midlands (Andrews, Robinson and Hutchinson, 2017). 

The performance gap between the most disadvantage pupils and their peers was also notably high in 

the East Midlands and the Humber, the North and the South West, where disadvantaged pupils were 

behind the national average by 22 months at the end of Key Stage 4 (Andrews, Robinson and 

Hutchinson, 2017). This again demonstrates intraregional inequality. Differences in skills between and 
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within regions has led Round (2018) to call for Local Economic Partnerships to have devolved powers 

and budgets for skills development. 

5.3.1 Models of regeneration 

There have been a number of different models of regeneration, led by public funding, private funding 

or a partnership between the two. Whilst these models are centred around different delivery 

mechanisms (such as a cultural event or a new university), they are intended to unlock or act as a 

catalyst for multiple activities and outcomes. This means, for example, that regeneration in housing 

will also likely involve new transport links. The different models are: 

 Culture-led regeneration, such as: Stratford as part of the London Olympics 2012 (DCMS, 

2013) and the Turner Gallery in Margate (Jackson et al., 2016). Identified improvements from 

the regeneration include increased transport access and employment opportunities, but critics 

have argued these have not benefitted local residents (Barry, 2016; Burrows, 2017). A more 

detailed example of culture-led regeneration through the UK City of Culture, is given in section 

6.4. 

 Housing-led regeneration, such as Northfield Village in Stafford where the County Council and 

District Council, together with Wrekin Housing Trust, are delivering 80 extra-care apartments, a 

specialised dementia care facility, health centre, community centre and general needs housing. 

Also Sheffield Housing Company (SHC), a partnership between the Local Authority, a private 

developer and a Housing Association, driving regeneration in Sheffield (see Pattison et al., 

2016). A more detailed example of one housing-led regeneration programme, Housing Market 

Renewal Pathfinders, is given in section 6.3. 

 University-led regeneration, such as: Durham University and the regeneration of Teesside; 

Newcastle University, which is currently working in partnership with the city council to build new 

university facilities as part of a new urban quarter and exemplar of sustainable urban 

development, known as Science Central; and University of Cambridge. University of Cambridge 

is currently developing a new urban quarter (including housing and community infrastructure) in 

the northwest of the city to accommodate its postdoctoral research staff (Melhuish, 2015).  

 Melhuish (2015) also notes that universities have established businesses to support local 

infrastructure, including: University of Hertfordshire owning a bus companies in Welwyn and 

Hatfield, and Falmouth University launching a Shared Services Initiative whereby the 

University provides administrative and IT services to the local council 

 Retail-led regeneration, for example: Castle Vale in Birmingham where a large supermarket 

developed a new store in a deprived inner city area – the area saw a long-term reduction in 

crime (though this is not necessarily a direct result of the new store). Also, Dalton Park and 

Byron Place in County Durham, which led to increased footfall and more work experience 

opportunities (Claxton and Siora, 2008). At the smaller scale, the Localism Act 2011 also 

introduced powers for local authorities to offer discretionary business rate relief, but there is 

currently no national research on the impact of this. 

 Transport-led regeneration, such as: Transport for London’s Growth Fund which provides 

£360 million for transport infrastructure projects to unlock development and support jobs and 

housing growth (Greater London Assembly, 2015). Another example is extensions to the A4234 

and A4232 to enable development of the Cardiff Bay area. This delivered one of the UK’s 



 

Page 30 

biggest regeneration projects, creating thousands of new homes and jobs, but arguably led to 

an oversupply of housing (Pendlebury and Blythe, 2014). 

 In a recent study, Crisp, Gore and McCarthy (2017) looked at connectivity and low income 

neighbourhoods. They found an increasing mismatch between location of housing and major 

centres of employment. A lack of affordable housing pushes low income households into out-

of-town locations where transport links may be weak and commuting costs more. This 

restricts their access to employment opportunities, which exacerbates experiences of poverty. 

Transport policy, and investment in new transport, can thus influence poverty reduction and 

mitigation (Crisp, Gore and McCarthy, 2017). This reflects wider concerns about certain 

inflexibilities with social tenure limiting the mobility of residents, with costs of moves 

sometimes prohibitive and any reliance on benefits limiting moves to the private sector 

(Glossop, 2008; Regeneris and Oxford Economics, 2010; HBF and NLP, 2015). 

 Regeneration through relocation of public sector jobs: moving public sector jobs can 

stimulate local economies through the direct impact of moving jobs and indirect multiplier 

impacts from boosting demand for goods and services and creating jobs in related 

industries/organisations. This multiplier effect is determined by the skills level of the job and the 

nature and number of the jobs moved. 

 The Centre for Cities recently published a review looking at the effect of the BBC moving from 

London to Salford in 2011 and Office for National Statistics (ONS) moving from London to 

Newport in 2005/06. The research found that while the move to Salford created more jobs in 

media city, many of these were existing jobs that relocated, and the impact beyond media city 

was limited.  For the ONS, there was little multiplier effect and the move may have actually 

had a negative effect on the quality of ONS output because as many as nine in 10 staff 

members chose not to follow their job (Swinney and Piazza, 2017). 

 Community-led regeneration, such as the Scottish Government (2011) putting community-led 

regeneration at the heart of their regeneration strategy through their empowering community 

fund; Big Lottery giving 150 communities £1million to make their areas even better over a ten-

year period as part of Big Local; and DCLG writing a toolkit for community-led regeneration 

which summarises major policies, legislation, programmes and funds for communities, local 

authorities and other stakeholders to shape plans for their local area. (DCLG, 2012). A more 

detailed example of a community-led regeneration project, New Deal for Communities, is given 

in section 6.2. 

 Linked to this are small-scale regeneration projects. These offer social and cultural 

opportunities to the local community, with the potential to transform areas without the need for 

large-scale rebuilding (Götz, Cooper and Paskaleva-Shapira, 2015). Small-scale projects are 

enacted at the local level and, carried out by a variety of local actors, including local 

institutions, individuals and residents (Götz, Cooper and Paskaleva-Shapira, 2015). Graham 

(2018) details a number of such small-scale, community-led projects, including Incredible 

Edible, a volunteer group of guerrilla gardeners in Todmorden, Yorkshire which has grown 

into a nationwide wellbeing network. In Anfield, Liverpool local residents have opened a co-

operative bakery in a deprived area. They have formed a Community Land Trust to reinvest 

all profits into the bakery building, creating an office and four-bed flat upstairs (Graham, 

2018). 
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There do not appear to be examples of environment-led regeneration, but there are ongoing projects 

concerning retrofitting existing homes to make them more energy efficient. One example is 

Energiesprong UK (2017). In a technique trialled in the Netherlands, this company manufactures pre-

fabricated wall and roof panels which are wrapped around existing dwellings to improve insulation and 

energy performance. An evidence review by Crawford et al. (2014) found a growing body of research 

suggesting that extending the lifecycle of buildings by refurbishment is preferable to demolition in 

terms of improved environmental, social and economic impacts. It remains difficult to estimate the 

costs and impacts of refurbishment to residents, and the impacts on wider society. They also note that 

the UK retrofit market is underdeveloped. 

Pattison et al. (2016) argue that the age of austerity has ushered in an era of state withdrawal from 

regeneration, so there is a need for new drivers and partnerships in regeneration. Furthermore, the 

United Kingdom’s withdrawal from membership of the European Union (EU) will lead to a withdrawal 

€10.5 billion (£8.4 billion) of funds from the EU Structural and Investment Funds (ESIF) allocations for 

the period 2014-20 (Parliament UK, 2016). UK ESI funding comes through the European Regional 

Development Fund (ERDF), which has been allocated €5.8 billion of EU funds, and the European 

Social Fund (ESF) with an allocation of €4.9 billion. ESI funds are intended to support sustainable 

economic development and reduce regional wealth disparities. Further debate and discussions are 

needed to find a successor to EU funding and prevent risks to local growth and prosperity from loss of 

funding (LGA, 2017). 

5.3.2 Reflections on the effects of regeneration 

As discussed briefly at section 4.1, arguments surrounding regeneration focus on the perceived 

decline of areas and the lived experience of residents. Glossop (2008) calls attention to the 

heightened economic risks to regenerated areas in a recession. The Investment Property Databank 

(IPD) has found that property in regeneration areas is more vulnerable to market instability than other 

types of investment property. In 2007, the IPD reported returns on regeneration areas dropped by 6%, 

nearly twice as high as the property market overall (Glossop, 2008). 

Other research has concluded that housing-led regeneration remains an effective use of resources 

with economic and social benefits to society. Pattison et al. (2016) 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 Department for 

Communities and Local Government in 2010 (DCLG, 2010). 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 ratios 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 ratios of 1:1.7  

 Acquisition, demolition and new build housing had a benefit cost ratios of 1:3.7. 

Since the calculation of these BCRs, funding cuts, new models of funding and changing policy 

priorities mean they may no longer be relevant, but “are likely to represent a useful indication of the 

total non-market returns from government investment” (Pattison et al., 2016: 15). As such, at a 

national level, housing-led regeneration appears to remain an effective use of government resources 

with positive benefits for society, with the benefit cost ratio of demolition and new build particularly 

high. As noted, however, there is also a growing body of evidence concerning the extension of the 
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lifecycle of buildings through refurbishment, though more research is needed here (Crawford et al., 

2014). 

Regeneration has also been linked to gentrification, the process of transforming working class areas 

into middle class neighbourhoods (Atkinson, 2002). In a systematic review of research literature, 

Atkinson (2002) found positive impacts from gentrification, including neighbourhood renewal, reduced 

crime, increased social mix and stabilisation of declining areas. He also found conflicting negative 

effects around rising crime, and displacement of residents causing social, economic and 

psychological issues. Loss of affordability and increasing division within neighbourhoods were also 

highlighted (Atkinson, 2002). Lees (2008) argues that social mixing demonises the working class, with 

gentrification suggesting that “we all should somehow be/become middle class and that we all want to 

be middle class” (2008: 2464). She contends that more evidence is needed to show the positive 

benefits from social mixing through regeneration before such policies are pursued. This will be 

discussed further in the next section on mixed communities. 

5.3.3 Mixed communities 

Mixed communities policies have been a policy goal for a number of years. They are argued to 

improve urban areas through reducing concentrations of deprivation. Benefits listed include ‘role 

model’ effects of higher class residents on lower, economic growth, self-sufficiency, increased home 

ownership, and improvements to employment opportunities, service provision and area quality (Cole 

and Goodchild, 2001; Kearns and Mason, 2007; Livingston et al., 2013). The supporting evidence for 

such effects, however, is limited. Studies show that occupants of different tenure have little more than 

superficial contact, with some studies suggesting that higher income and lower income groups are 

actually worse off in terms of employment, services and networks from mixing (Kearns and Mason, 

2007; Camina and Wood, 2009; Galster et al., 2010; Tunstall and Lupton, 2010).  

In their evidence review on mixed communities for DCLG, Tunstall and Lupton (2010) concluded that 

there was a little evidence on neighbourhood effects of concentrations of deprivation on outcomes for 

residents. Furthermore, evidence suggests that mixed tenure and mixed income communities alone 

are unlikely to increase life chances of existing disadvantaged residents, at least to any measureable 

extent or in the short-term. Whilst mixed communities may be associated with improvement in quality 

of life, there is no clear evidence that mixed communities offers more than traditional neighbourhood 

renewal projects (Tunstall and Lupton, 2010). It does, however, avoid some of the problems 

associated with concentrations of low income housing through reduced stigma and crime, provision of 

better services and improvements in neighbourhood satisfaction and quality of life (Allen et al., 2005; 

Tunstall and Fenton, 2006). 

A number of evidence reviews into mixed communities have found little research to support the 

assumed benefits. Cheshire (2009) argues that mixed communities “is essentially a faith-based policy 

because there is scant real evidence that making communities more mixed makes the life chances of 

the poor any better” (2009: 343). Fordham and Cole (2009) echo this. Their research into ten case 

studies of mixed communities found that the potential impacts are based on hope. The lack of 

evidence has led many academics to call for a broader approach to tackle social exclusion beyond 

housing policy by reform of education, welfare and the economy (Cole and Goodchild, 2001; Musterd 

and Andersson, 2005; Cheshire, 2009; Galster et al., 2010). Residents in regenerated mixed 

communities may not see improvements in life chances without tackling some of the underlying 

causes of poverty (Glossop, 2008). 
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5.4 Conclusion 

Regeneration is a policy to reverse decline in built up areas. Outcomes around regeneration are 

focused on people- or place-based outcomes. Evaluation of regeneration initiatives consistently note 

the value in moving away from area-based initiatives to approaches focusing on integrated outcomes 

at the city-regional level (Glossop, 2008). 

Regeneration within the UK must also be seen in the context of intra- and inter-regional inequality. 

There is also a growing body of evidence of the different ways deprived neighbourhoods change or 

decline and the particular policy responses needed to address this (Hincks, 2015; Pike et al., 2016). 

This again emphasises the need for localised responses to decline. 

This chapter also outlined the various models of regeneration employed internationally, including 

those led by culture, housing, universities, retail, transport, relocation of public sector jobs and the 

community. 

Regeneration is often linked to gentrification and the desire to create mixed communities to lessen 

areas effects from living in areas of concentrated deprivation. Many academics have criticised such 

policies, however, suggesting that there is scant evidence to support the espoused beneficial effects 

of social mixing. There is even evidence of social groups being worse off from mixing (Kearns and 

Mason, 2007; Camina and Wood, 2009; Galster et al., 2010; Tunstall and Lupton, 2010).  Academics 

state that housing policies alone are not sufficient to tackle social exclusion and a broader approach, 

encompassing education, welfare and the economy, is needed to tackle underlying causes (Cole and 

Goodchild, 2001; Musterd and Andersson, 2005; Cheshire, 2009; Galster et al., 2010).  
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6 National examples of urban renewal and decline 

6.1 Introduction 

This chapter will briefly outline three different regeneration programmes and their impacts: New Deal 

for Communities, Housing Market Renewal Pathfinder, and the UK City of Culture. 

6.2 New Deal for Communities 

New Deal for Communities (NDC) was a ten-year programme across England launched in 1998 by 

the UK Government. The Programme was one of the most intensive and innovative area-based 

initiatives (ABIs) ever introduced in England (Batty et al., 2010). NDC worked to transform 39 

deprived neighbourhoods in England, each accommodating about 9,900 people. Change was 

measured by three place-related outcomes: crime, community, and housing and the physical 

environment (HPE), and three people-related outcomes: education, health, and worklessness. 

Between 1999-2000 and 2007-08, the 39 NDC partnerships spent a total of £1.71bn on some 6,900 

projects or interventions, with a further £730m levered in from other public, private and voluntary 

sector sources. 

In the final evaluation report of the programme, Batty et al. noted that between 2002 and 2008 NDC 

areas saw an improvement “in 32 of 36 core indicators spanning crime, education, health, 

worklessness, community and housing and the physical environment” (2010: 6). For 26 out of 27 

indicators this change was statistically significant, where significance testing was possible. The 

programme was found to be good value for money and partnership working with agencies generally 

good. The greatest issues came to making changes in educational attainment and improving 

worklessness. 

Lawless and Pearson (2012) argue that change data at the area-level indicates that NDC areas saw 

no more change than other deprived localities, or that those areas who did more in relation to the 

community saw greater change than those doing less. When it came to individual-level change, 

however, those involved in NDC activities saw more gains than those not involved. These individual-

level changes were not reflected in area-level data, however, because absolute levels of involvement 

remained low. 

The key lessons from the programme were the need for realistic targets for future regeneration 

schemes, sufficient funding required for the scale of change desired and allowing adequate time for 

the scale of the objectives and set-up time needed. The programme was also criticised for a lack of 

local flexibility as, despite designed as a community-led scheme, the outcomes could not be changed 

to reflect local priorities (Batty et al., 2010; Crowley, Balaram and Lee, 2012).  

6.3 Housing Market Renewal Pathfinders and Toxteth, Liverpool 

Housing Market Renewal (HMR) Pathfinders was introduced by the New Labour Government in to 

low demand housing areas in the North and Midlands from 2002. The aim of the programme was to 

rebuild housing markets and communities where demand for housing was relatively weak (Wilson, 

2013). The Coalition Government ended funding to HMR Pathfinders in 2011. Merseyside was one of 

nine Pathfinder partnership areas announced at the start of the programme. 
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When the Coalition Government announced the end of funding for HMR, Grant Shapps explained the 

rationale: 

The centrally driven schemes were often resented by local communities and created as many 

problems as they solved. This topdown approach has not worked, often resulting in blighted areas 

where large-scale demolition and clearance projects have been stopped in their tracks, leaving 

some families isolated in abandoned streets. 

There was widespread public controversy over an obsession with demolition over refurbishment, the 

lack of transparency of the pathfinder quangos, large profits by developers, the demolition of our 

nation’s Victorian heritage and perverse incentives being given to rundown neighbourhoods. 

(HC Deb 24 Nov 2011 C30WS) 

Similar to findings around lack of time for NDC to deliver on its objectives, the Chairs of HMR 

Pathfinders criticised what they saw as the premature termination of funding to the programme, which 

did not allow for the long-term commitment that successful regeneration requires (Leather et al., 

2012). Leather et al. (2012) note that the programme was affected by the capacity of localities to 

develop and deliver complex regeneration schemes, along with the economic performance of areas 

affecting population and household growth. 

Merseyside was one area to have relatively low growth rates. The Pathfinder scheme in Toxteth, 

Liverpool was criticised as ‘social cleansing’ and leaving areas in ‘half-demolished limbo’ (Hatherley, 

2013). Local residents of the group of streets nicknamed Welsh Streets campaigned to stop the 

demolition of housing, which had 30% owner occupation, as they argued it was good quality with 

access to green space, local shops and public transport (Welsh Streets Home Group, undated). Once 

the area was identified for demolition, investment in existing housing stopped (Brown, 2005). 

Residents were moved out of the area and properties were boarded up, which Brown argued 

reinforced the “impression of decline and dereliction in an area” (2005: 2). Brown (2005) criticised the 

programme for not consulting adequately with the local community, failing to take account of changing 

demand for housing and property prices, and for not objectively assessing the qualities of the 

properties left empty. 

Despite transition funding announced by the Coalition Government, the abrupt end of Pathfinders and 

lack of consensus over redevelopment led to the area remaining in a state of limbo (Hatherley, 2013). 

In 2015, the then Secretary of State, Eric Pickles, refused a planning application by Plus Dane for 

redevelopment of Welsh Streets after it was called in for a public inquiry. More recently, Liverpool City 

Council approved a planning application the Council developed with Placefirst for a 300-home 

refurbishment/new build master plan (BBC, 2017). 

6.4 UK City of Culture and Hull 

The UK City of Culture was a Government initiative following the success of Liverpool being awarded 

European Capital of Culture in 2008. The second city to be awarded the title of UK City of Culture was 

Kingston upon Hull, a city in North East England, in the Yorkshire and Humber region.  

Out of 74 cities scored on their index of relative decline, Pike et al. (2016) identified Hull as one of 12 

cities experiencing the highest level of decline. The city has been subject to numerous regeneration 

initiatives over the years. Brown and Lishman (2010) identified 20 different initiatives operating across 
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the city, which included Housing Market Renewal Pathfinders and New Deal for Communities. These 

sat alongside smaller, neighbourhood renewal initiatives. These regeneration programmes operated 

simultaneously in the city with different timescales, geographies, scales of operation and structure, 

creating a complex picture for local delivery (Brown and Lishman, 2010). In terms of NDC, Glossop 

(2008) notes that although worklessness did decline by 6.5% between 1999-2001, the city continued 

to have the most severe levels of worklessness amongst NDCs average. 

More recently, Hull has seen success from being the UK City of Culture 2017. The interim impact 

findings from the University of Hull (2017) show that the first three months of Hull’s City of Culture saw 

high levels of participation and a strong sense of pride amongst residents, with: 

 9 in 10 residents having attended or experienced a cultural event or activity as part of Hull UK City 

of Culture 

 Residents’ pride to live in Hull has increased (by 4%: from 70% in December 2016 to 74% in March 

2017, based on data gathered through a city-wide residents’ survey) 

 70% of residents agreed or strongly agreed that UK City of Culture was having a positive impact on 

the lives of local people 

 Hotel occupancy was up 14% (first season 2017) and train passengers increased 17% (January 

2017) compared to the same period in 2016 

Linked to the success of its year as City of Culture, Hull City Council recently announced a new city 

centre regeneration programme to create new shopping and leisure facilities, offices, homes and 

employment opportunities (Hull City Council, 2017). 

6.5 Conclusion 

From this brief review, the difficulty and complexity of delivering national regeneration programmes 

such as NDC and HMR have been discussed. There is some evidence for the early success of the 

nationally funded, but locally delivered, UK City of Culture on Hull.  
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7 International examples of urban renewal and decline 

7.1 Introduction 

Urban decline is not a UK phenomenon. Harvey (1982) argues that uneven development is even in 

the nature of capitalism. Purportedly, 370 cities globally with more than 100,000 residents have either 

temporarily or lastingly undergone population losses of more than 10% in the last 50 years (Bernt, 

2009). Furthermore, more than one in four cities around the world were found to be shrinking cities 

between 1990 and 2000 (Oswalt and Rieniets, 2006). 

Detailed below are three international examples of renewal and two of decline. The examples reflect 

the conclusions of Pike et al. (2016) that relative decline is connected to skill levels, industrial history, 

and location at both city-regional and national scales. 

7.2 Renewal: Regent Park, Toronto, Canada 

About the area: Regent Park lies on the outskirts of downtown Toronto. Built in the 1950s, it 

contained 2,000 social housing (rent-geared-to-income subsidised homes or RGI) units on 69 acres.  

Issue: By the 1990s, the area was showing severe signs of decline. Housing was poorly maintained 

and deteriorating in quality. Gang violence, drug dealing and stigmatisation of the estate blighted the 

residents. 

Solution: Housing-led regeneration to deconcentrate poverty through a mixed use, mixed income 

development delivered by a public-private partnership.  

In 2005, Toronto Community Housing, a city-owned non-profit social housing provider, partnered with 

local developer, The Daniels Corporation, to revitalise the area. They proposed a mixed-use, mixed 

income community with a ‘right to stay’ for all existing low-income tenants living in existing rent-

geared-to-income (RGI) subsidised housing. The units will be replaced with 1877 new, on-site social 

housing units (the remainder will be replaced in three off-site buildings), 5400 new market 

condominiums, and new spaces for facilities, stores, and recreation; all built in line with New Urbanist 

design principles. Once complete, there will be a more than three-fold increase in density and altered 

tenure mix with RGI homes reduced from 100% to (at most) 26% of on-site units (August, 2014; 

Hayes, 2016).  

Results: The redevelopment is seen as a test 

case of public-private redevelopment of social 

housing without the social cleansing (Hayes, 

2016). New residents are buying properties 

and moving in, the main commercial street 

has been revitalised and sports and 

recreation facilities are open. As Phase II is 

currently underway, it is still too early to say 

what the outcomes from the regeneration of 

the area are. There have been some 

concerns at the (temporary) displacement of 

residents while the regeneration was 

underway. August (2014) has raised Figure 4 Regent Park, Toronto (Photo credit: Michael Muraz) 
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concerns that the social mix will dilute the political activism in the area. Her interviews with residents 

prior to demolition reveal a positive community with a fondness for their area and neighbours, contrary 

to the negative portrayal of the area by those who wished to regenerate (August, 2014). Hayes (2014) 

quotes Toronto’s chief planner, who cautioned against seeing the development as a panacea. She 

believed instead that the regeneration of the area was site specific and very much depended on the 

strength of the housing market in the area (Hayes, 2014). 

7.3 Renewal: Moving to Opportunity, United States of America 

About the area: Areas of decline in the 

cities of Baltimore, Boston, Chicago, Los 

Angeles, and New York 

Issue: People living in areas of these 

cities with concentrated levels of high 

deprivation suffer from the lack of 

opportunities in these neighbourhoods and 

an inability to move to opportunities 

elsewhere. 

Solution: In the mid-1990s, the United 

States Department of Housing and Urban 

development issued housing vouchers to 

families living in high-poverty neighbourhoods to help them move to low-poverty neighbourhoods. 

Participation was voluntary, though eligible applicants were chosen randomly. Households were 

allocated to one of three groups – those who received vouchers for use in specific low-poverty areas 

only (the treatment group), those who received vouchers with no geographical restrictions and the 

control group who received no vouchers but continued receiving public assistance. 

The initial evaluation found no lasting effects for adults in terms of earnings or economic self-

sufficiency. More recently, however, there are positive impacts in relation to the long-term outcomes 

of children who moved as part of the programme. Chetty, Hendren and Katz (2015) found that those 

who moved before the age of 13 had higher incomes, were more likely to attend college and were 

less likely to be single parents when compared to the control group who had not moved. More 

negative impacts were identified for children who were older than 13 when they moved, possibly a 

result of the disruption caused by the move away from their established social networks. Chetty, 

Hendren and Katz (2015) concluded that, on the balance of available evidence, such programmes 

were only beneficial for families with younger children. 

7.4 Renewal: Bilbao, Spain 

About the area: Bilbao is an industrial port city in Northern Spain  

Issue: After suffering industrial decline in the 1980s, Bilbao sought to reinvent itself as a service and 

tourist economy. 

Figure 5 Moving to Opportunity (Photo credit: NBER) 
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Solution: The municipal government led the rebranding of 

Bilbao through cultural-led regeneration. 

They were successful in attracting an estimated €144 million 

investment from Guggenheim in a new anchor museum in 

1997, alongside public investment in transport and education. 

Results: According to Oakley (2015), the rebranding was a 

success but there was little evidence of wider economic 

benefits beyond increased tourism. Oakley (2015) also argued 

that the scale of the investment in the Guggenheim led to a 

stark contrast between this area and the surrounding 

neighbourhoods. 

7.5 Decline: Newark, New Jersey, U.S.A. 

About the area: Newark in New Jersey was previously a centre 

of industrial production with a large leather industry and one of 

the United States’ largest ports. 

Issue: Production declined in the 20th century and in the post-

war years, the middle classes moved to new suburbs. Newark 

could not expand and create new suburbs for the middle classes 

and consequently lost tax revenue. 

Solution: There have been a number of proposed solutions to 

Newark’s decline, including provision of new infrastructure, 

creation of an enterprise zone with tax breaks and commercial 

and office redevelopment. 

The New Community Corporation was set up after riots in Newark in 1967. This non-profit corporation 

builds public housing, runs care homes and day care centres, provides counselling services, offers 

homes for homeless families and professional training, and runs businesses to provide some of the 

organisation’s income. Kaminer describes it as “stepping in to provide for locals where city and state 

are absent” (2009: 147). 

Results: Kaminer (2009) concluded that Newark remained a fragmented city with piecemeal 

development. The city lacked investment and gentrification would be welcomed in order that poorer 

residents benefitted from the taxes of middle class residents. The municipal authority continue to 

experience problems attracting investment and development of the city remains uneven. 

7.6 Decline: Fort Trumbull, New London, CT, USA 

About the area: Located midway between New York City and Boston, the City of New London in 

Connecticut is a seaport city. 

Issue: Previously the world’s third busiest whaling port, by the early 21st century, New London lost 

much of its historic shipping and industrial power. 

Solution: Public funding for economic regeneration. 

Figure 6 Bilbao and the Guggenheim 
museum (Photo credit: Architectural 
Moleskine) 

Figure 7 Newark, New Jersey (Photo 
credit: Business Insider) 
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The city council envisaged a mixed use urban village adjacent to a new $300 million research facility 

by Pfizer. The city council wished to clear 90 acres of land occupied by working-class homes under 

eminent domain, but residents objected. Eminent domain allows for the purchase of private property 

for public benefit, but residents argued that the beneficiaries would be private economic development. 

The case went to the Supreme Court in the United States, who agreed that the tax revenue from the 

private development satisfied the requirement for public interest for eminent domain. It set legal 

precedent in the US and resulted in a number of changes to the law afterwards. 

Results: After investing £80 million in acquiring the land, waiting two years for residents to leave and 

clearing buildings, the global recession led to withdrawal of financing for the redevelopment. Four 

years later, the main employer, Pfizer, relocated its operations with a total of 1,400 employees. The 

site remains vacant, but a development agreement was recently signed and plans have been 

submitted for its redevelopment (Young, 2015; Smith, 2017). 

7.7 Conclusion 

This chapter has discussed three international examples of urban renewal and two of decline. These 

demonstrate that urban decline, and regeneration initiatives to reverse this, are not limited to the UK. 

There are continued lessons from abroad about how to create great places.  
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8 Forthcoming research and areas of interest 

8.1 Introduction 

This chapter briefly details research on creating great places, including one example involving Moat 

Housing, a member of the National Housing Federation. Moat Housing are taking part in a trial of co-

creative software as part of a planned redevelopment. Details are also provided of Placecheck, a tool 

for use by communities and others to assess the qualities of place.  

8.2 Moat Housing: creating place through co-creative software 

Moat Housing has invested £20.3million over a four-year period to regenerate the Pollard Hill estate in 

the London Borough of Merton. The site is taking part in a European research project, ‘Incubators of 

Public Spaces’, which aims to support participation in urban development. This research project is 

being undertaken by UCL, Polytechnic University of Turin, Catholic University of Leuven (KUL), 

Innovation Service Network GmbH, Neurovation GmbH, and the City of Turin.  

The aim of Incubators is to develop a user-friendly online platform to expand the opportunities for civic 

engagement in urban design. The platform is investigating new ways of consulting with local 

communities on design and decision-making to shape town planning in the future.  It allows residents 

to upload suggestions for design ideas, such as trees, lighting, street furniture or children’s play 

areas, into a virtual 3D model of one of the public spaces. These designs are then put up for vote by 

local residents. The hope is that Incubators will provide the means to grow and care for places on a 

small and local scale and the gradual regeneration of public spaces. 

Pollards Hill is one of three urban living labs across Europe that are helping develop the software for 

the platform. The platform is available here: https://incubators-london.neurovation.net/  

8.3 Placecheck: a tool for assessing the qualities of place 

Placecheck is a tool developed by Urban Design Skills to allow communities and organisations to 

assess the qualities of place, including what improvements might be needed. It is used to assess a 

street, a park, a neighbourhood, a town centre or any other place. Placecheck can either be used as 

an online only resource or as part of a walkabout. It starts discussions to begin the process of making 

change happen. It does this through three key questions: 

 What do we like about this place? 

 What do we dislike about this place? 

 What do we need to work on? 

There is no charge to use Placecheck for community groups, but there is a fee for local authorities 

and private organisations. More information can be found on their website: https://placecheck.info/en/  

8.4 Conclusion 

Incubators and Placecheck show the opportunities offered by digital technology for civic participation 

in urban design. More research is required to understand levels of engagement and success of these 

digital offerings.  

https://incubators-london.neurovation.net/
https://placecheck.info/en/
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9 Conclusion 

Housing associations make a significant contribution to the local and national economy through direct 

and indirect spend and employment. In 2014, the £6.7 billion contributed by associations’ day-to-day 

activities to UK GVA directly supported 145,000 jobs (National Housing Federation, 2016). In the 

North of England, they make a significant contribution to local employment, with Dayson, Lawless and 

Wilson (2013) finding that the workforce of housing associations in the three regions of the north 

(46,000) was only slightly less than the combined total of those employed in call centres and the 

manufacture of motor vehicles. They can bolster the local economy through ensuring procurement 

practices favour local suppliers, thus reducing leakage out of the local economy. Building homes not 

only creates jobs, but also supports jobs in housing associations once they are built and adds money 

to the local economy from residents’ spending. There are also non-economic benefits from reducing 

overcrowding, alleviating homelessness and provision of good quality homes. 

Alongside the economic contribution of housing associations, building houses also contributes to 

placemaking. Place is shaped by people’s subjective experiences. A sense of place is important for 

place competiveness as well as development of people’s identifies (Regeneris and Oxford 

Economics, 2010). Ellard (2015) argues that neuroscience shows the human brain is programmed to 

respond to places with activity and interest. While research has focused on how physical elements 

and activities shape a sense of place, recently it has revealed that place attachment should not be 

overlooked when it comes to redevelopment (Shamsuddin and Ujang, 2008). Even where an area has 

a poor reputation and may be seen as in need of redevelopment, it may not be seen as such by those 

who live there (August, 2014). A number of organisations have developed objective and subjective 

indicators to reflect on the extent a place is great. Indicators include measures of transport and 

accessibility, social ties, role in decision making, spaces and amenities (Egan Review, 2004; 

Woodcraft et al, 2012). 

Research, urban planning policy and urban design consistently highlight that, for a place to be great, it 

must contain a mix of uses, respect those who live and use it and provide interest through 

employment and cultural, retail and sport opportunities. It must have good infrastructure in terms of 

transport and communication (including broadband), respect the natural environment and consider 

the historic environment. It should be accessible, adaptable and include open space and community 

facilities, as well as employment and retail opportunities. Good design, according to CABE (2008), is 

about robustness, durability, usefulness, or efficiency; and beauty, or the ability to delight people. 

There are numerous economic, health and social benefits from good placemaking. This includes 

reducing health inequalities and land values, with the latter particularly affected by early investment.  

There are numerous examples of successful placemaking by housing associations, including Places 

for People providing a community house from empty properties in Preston. Research also shows 

there may be more that housing associations, as anchor organisations, can do. Housing associations 

are often the biggest employers and biggest spenders in their local city region. While they already 

made a vital contribution to the character of their local economies, through collaboration and collective 

action with other local organisations there would be even greater social, health and economic 

benefits, with the potential to change city-region development (Devins et al., 2017). 

Where a place is in decline, the most common policy to reverse this is regeneration. Regeneration 

programmes split broadly into place-based or (individual) people-based initiatives. Increasingly, 

evidence suggests that economic change in areas will not happen without both people-based and 
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place-based outcomes (and vice versa). For example, improved safety and pride in where people live 

will not lead to sustained regeneration without access to employment opportunities (Crowley, Balaram 

and Lee, 2012). Regeneration needs to move away from area-based approaches with separate 

people, economic or place-based outcomes to more integrated outcomes applied at a city-regional 

level (Glossop, 2008). There is a wealth of evidence supporting cross-sector and localised 

approaches to addressing area decline (Egan Review, 2004; Glossop, 2008; Woodcraft et al., 2012; 

Farrell Review, 2014; Hincks, 2015; Pike et al., 2016). Housing associations can play a key role here 

as anchor organisations effecting place-based leadership. 

There are a number of different regeneration models in existence, but the most relevant to housing 

associations are housing-led regeneration and small-scale regeneration. Pattison et al. (2016) 

conclude that housing-led regeneration remains an effective use of Government resources, with 

economic and social benefits to society. They point out, however, that the state is increasingly 

withdrawing from funding regeneration, as well as the House of Lords (2016) hearing evidence that 

the demise of CABE meant the state has withdrawn from a leading role in the design and place 

agenda. Alongside this, the UK withdrawal of membership from the European Union will lead to the 

loss of €10.5 billion (£8.4 billion) of funds from the EU Structural and Investment Funds (ESIF) 

allocations for the period 2014-20 (Parliament UK, 2016). We need to debate successor funding to 

replace the loss of ESIF and prevent risks to local growth and prosperity (LGA, 2017).  

Learning from national and international regeneration programmes are the need for local flexibility and 

prioritisation, transparency, accountability, long timeframes to account for the scale of objectives and 

outcomes, complexity of programmes and the capacity of localities to deliver programmes. There is 

as much to learn from failure as success. There are also increasing opportunities to make use of 

digital tools to co-create areas or find out more about what makes a great place for those who live and 

work there. These include Incubators and Placecheck, two tools to encourage civic participation in 

urban design. 

The key questions and areas for further research identified by this literature review are: 

 What role does housing quality and affordability play in place competitiveness and desirability?  

 What quantitative evidence is there of the impact of housing regeneration on local social, 

economic and environmental outcomes?  

 What evidence is there of the impact of other forms of regeneration on local social, economic 

and environmental outcomes? 

 What programmes and funding should replace European Structural and Investment Funds, in 

order to reduce inter- and intra- regional inequality in the UK? 

 Can and should housing associations make better use of place-based indicators, such as 

Woodcraft et al. (2012) or those from the Egan Review (2004), or tools, such as Placecheck, to 

understand how they can best coordinate their efforts in creating great places to live? 

 What further role can housing associations play as local anchor organisations and how might 

this increase their local economic impact? 
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Appendix A: Regeneration Policy Milestones 

Summary of regeneration policy milestones, taken from Melhuish (2015). 

1963 Robbins Report: Higher education: report of the Committee appointed by the Prime Minister 
under the Chairmanship of Lord Robbins 1961–63, Cmnd. 2154, London: HMSO. 
The Robbins Report recommended the expansion of higher education including the provision for all 

Colleges of Advanced Technology to assume the status of universities. It launched a national system 

of mass university education, including a wave of new out-of-town campus universities constructed 

during the 1960s and 1970s 

1979 Election of Conservative government headed by Margaret Thatcher 

1981 Urban Development Corporations and Enterprise Zones created: relaxing development 

constraints in particular areas to stimulate regeneration 

1986 Abolition of structure plans and replacement with county planning statements and Unitary 

Development Plans 

1990 Resignation of PM Margaret Thatcher, succeeded by John Major 

1991 City Challenge: competitive bidding introduced for government funds for urban regeneration 

initiatives 

1992 Re-election of Conservative government led by John Major 

1992 Local Agenda 21 (LA21): United Nations action plan on global sustainable development, 

including statement of community involvement in planning as a fundamental principal of 

implementation by local authorities (Earth Summit, Rio de Janeiro) 

1994 Single Regeneration Budget: set up to bring together a variety of different regeneration 

programmes and budgets from several government departments and identify areas of need 

1997 Labour Government elected, led by Tony Blair 

1998 National Strategy for Neighbourhood Renewal: set up by Social Exclusion Unit as the most 

comprehensive government initiative to date to implement joined up thinking across departments 

around neighbourhood decline, and inclusive, partnership-based action. Included New Deal for 

Communities programme, Community Plans, Local Strategic Partnerships (LSPs) 

1998– Regional Development Agencies established: nine non-departmental public bodies to oversee 

development of Government Office regions 

2000 Urban White Paper: Our Towns and Cities: based on Lord Rogers Urban Task Force Report, it 

aimed to encourage business to invest in UK cities, including better design and provision of affordable 

homes. ‘Urban renaissance’ placed at heart of planning system, and a Neighbourhood Renewal Fund 

of £800m made available over 3 years 

2001 Labour government re-elected under Tony Blair Renewed action on community participation in 

local planning and neighbourhood renewal: 

2001 A new commitment to neighbourhood renewal: national strategy action plan (Cabinet Office) 
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2002 Sustainable Communities: Delivering through Planning (ODPM) (Community Involvement: 

Roots of a Renaissance? 2002) 

2003 Sustainable Communities: Building for the Future (ODPM) 

2005 Single Community Programme launched: to merge Community Empowerment Fund, 

Community Chests and Community Learning Chests, forming a single funding stream to support 

community participation in neighbourhood renewal 

2005 Sustainable Communities: people, places and prosperity (ODPM) 

2005 Local Development Framework and new Planning Policy Statements 

2006 Department of Communities and Local Government created: replaces Office of the Deputy 

Prime Minister under John Prescott, and launches Together We Can!; Strong and Prosperous 

communities: Local Government White Paper (DCLG) 

2007 Action Plan for Community Empowerment: building on success 

2007 Planning for a Sustainable Future: Planning White Paper (CLG) 

2010 Coalition government elected, led by David Cameron 

2010 Great Outdoors programme: public realm improvements for London in run-up to Olympics – 

investment in public space to maintain London’s image 

2011 Localism Act: devolution of planning decision-making process, abolition of RDAs and 

replacement by Local Enterprise Partnerships without central government funding; designation of 

Community Assets and Community Right to Build, and promotion of Neighbourhood Plans 

 
 


