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Introduction: Link between analysis and proposal

THE ISSUES 

The	problems	 identified	 in	 the	 analysis	 of 	 Regent’s	 Park	

Estate/Hampstead Road can be divided into three categories. 

Firstly, issues with the physical realm of  the site: 

poor quality of  building and urban design, run down 

infrastructure (ageing concrete), redundant and enclosed 

green spaces, poor quality of  street furniture and 

signage and lack of  permeability and legibility on site 

- too many edges in the form of  fences and railings. 

Secondly, issues of  the social realm: living 

environment deprivation, a lack of  activity within 

the estate, high perceived levels of  crime, isolation 

from surroundings and a lack of  clear identity.

Thirdly, the area is also underperforming economically. 

There is a number of  underutilized buildings on Hampstead 

Road	and	a	lack	of 	active	street	frontages	in	proximity	of 	

the estate. There is potential for more retail in the area.
Figure 1 The estate in it’s current state (Model by TK)

Images by CMH, 2011
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To Regent’s Park

THE OBJECTIVES 

To	 address	 the	 identified	 problems,	 we	 have	 devised	 a	

strategy for the regeneration of  Regent’s Park Estate 

which focuses primarily on improving the quality of  the 

physical	 environment.	 The	 specific	 interventions	 are	

discussed in more detail throughout this report. Issues 

of  the social realm are tackled through improvements 

in legibility as well as through community involvement 

in the regeneration process. Our aim is prepare an 

action plan to address short-term goals and activities 

that will contribute to the improvement of  the estate 

and also create a long-term vision for the area. We also 

hope to contribute to development of  a sustainable 

community and allow the local community to articulate 

their aspirations and priorities for the area. We believe 

that these objectives can be achieved through the 

implementation of  the strategies described in this report. 

Figure 2 The estate in it’s future state (Model by TK)

1 2 3 4

5



1.1 Proposal Overview
“RATIONALIZATION OF SPACE”

This diagram represents the overarching concept of  our 

regeneration proposal. It links physical changes, such as 

recladding,	 infill	 development,	 intensification	and	 landscaping	

improvements	 to	 a	wider	 context	 of 	 community	 cooperation.		

It also outlines a process through which developers can

make	profit	by	developing	property	in	a	prime	location,	whilst	

improving	 the	 living	 environment	 for	 existing	 residents	 who	

do not have to be displaced. The diagram will act as a guide 

throughout	the	report	explaining	which	section	is	being	discussed.	

Figure 3 Concept diagram illustrating regeneration proposal (by OB and CMH)
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1. 2 Overview of  Case Studies

Bolton Great Estates

Nightingale Estate, Hackney

Elmington Estate, Camberwell

Thornberry Court, Harlesden

Community involvement

This	 project	 was	 a	 physical	 and	 environmental	 regeneration	 of 	 four	 council	 estates	 in	 Bolton.	 These	 were	 to	 exemplify	 best	 practice	 in	
physical regeneration, improving the image of  the estate and creating a sense of  community and pride. Tenant participation was key to 
the project, using public consultation and open design workshops. Winning features were the creation of  defensible space - reinstating 
front	 gardens	 and	 shared	 spaces,	 and	 communal	 driveways,	 along	 with	 extensive	 tree	 planting,	 landscaping	 and	 legibility	 improvements.	
Residents were positive about the improvements, claiming they helped ‘knit the community together’ (Source: Landscape Institute). 

Social Housing Remodelling + Refurbishment

A 1970s deck access block was remodelled, including two ‘cut outs’ to convert it into three smaller blocks. Balconies were instated, and a new roof  was 
constructed.	The	refurbishment	included	the	installation	of 	combination	central	heating	and	cavity	wall	insulation	to	improve	energy	efficiency	and	resident	
satisfaction. Eleven construction jobs were provided to local residents. A 22 storey block was refurbished, and included double-glazing, new balconies and 
involving residents in interior design (Source: Higgins Construction). 

Street	pattern	simplification

Complete	redevelopment	of 	a	1960s	estate	that	suffered	from	blight	and	crime.	This	project	reinstated	a	traditional	street	layout,	reconfigured	space,	and	
involved the creation of  private gardens in the interior of  blocks. This scheme made the public realm of  primary importance, referencing Victorian and 
Georgian streets and garden squares of  the surrounding areas. The scheme proposed the creation of  3 tree-lined boulevards (Source: CABE). 

* Additional case studies are referred to in this report, they are referenced accordingly in the reference list. 

Bijlmermeer, Amsterdam

Physical	regeneration	+	Infill	development	+	Recladding
 
Redevelopment	of 	large	social	housing	estate	blighted	by	crime.	Scheme	involves	infill	development	creating	a	mix	of 	tenure,	increasing	the	number	of 	
wealthy residents. Demolition and remodelling of  blocks, creating more connections to retail centres and social regeneration programmes were included 
over a long time period (Leeming, 2006).

Urban	Infill	Development

A	Housing	Association	development	in	a	narrow	infill	site.	The	constricted	site	required	careful	management	to	ensure	that	construction	works	made	little	
impact on local residents. The building footprint took up 90% of  the site, severely limiting access (Source: Hill Partnerships, 2010).
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1.3 Physical Improvements

Council house in St. George’s Terrace, Perth

Light+Design London

Recladding social housing blocks provides a 
cost-effective solution to unattractive and poorly 
maintained surfaces, whilst limiting disruption 
to residents. Recladding is suitable for buildings 
which are structurally sound, and can improve 
residents’ and visitors’ perceptions of  the estate.
Image	 6	 shows	 the	 example	 of 	 Wundstraße,	
Dresden where student halls of  residence (built 
in the 1960s) were refurbished to a very high 
standard in the early 2000s, making the area 
feel more like a ‘place’, with a safe and well 
maintained public realm, creating a revival in the 
use of  surrounding open space (Arcguide, 2011). 
The economic rationale behind demolition and 
redevelopment has been faulted both socially and 
economically (Power & Houghton, 2007) and would 
not be appropriate in our area based approach. 

R E C L A D D I N G

Innovative lighting solutions can create 
interesting night-time environments, improve 
perception of  safety and create a temporal 
dynamism in the space. Innovative lighting 
solutions can create interesting night-time 
environments, improve perception of  safety 
and create a temporal dynamism to the space. 
Research suggests that improved lighting can 
reduce crime, ensured that residents and police 
are fully involved in lighting design (Bell, 2009).

5
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Making more use of  green space on the estate requires 
addressing the problems of  boundaries and the lack of  
defensible space. Porous surfacing, such as resin-bonded 
aggregates, reduces issues of  surface run-off. Ensuring the 
use of  hard-wearing materials will require relatively high 
capital costs but will save money over time in maintenance. 

To	 improve	 way-finding	 through	 the	 estate	
for visitors, in addition to realigning streets 
and improving legibility, we will put in place 
a series of  signposts. These will lead people 
to key sites, such as Cumberland Market, 
Hampstead Road, Regent’s Park and bus and tube 
stations. Signposting will be a more accessible 
approach, in addition to maps of  the estate

L A N D S C A P I N G

12

13

W A Y F I N D I N G

Figure 4 Reinvention of  public squares (Produced by OB + CMH)

14

9



1.4	Urban	Infill

Existing	 transport	 links	 and	 other	 infrastructure	 can	
support	an	 increase	 in	density	and	a	mix	of 	uses.	 This	
increase in activity will revive local retail centres that will 
provide for local employees in addition to residents. A 
larger resident and daytime population will sustain the 
provision	of 	new	services.	This	mix	of 	uses	and	increased	
diversity of  residents will re-people streets for more of  
the day, which is important in creating successful places 
(Power	&	Houghton,	2007).	Urban	infill	provides	sites	for	
development and investment in the estate. 

15
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Edited by OB

Edited by OB Figure 5 Rationalization of  the street layout (Images produced by TK)
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Creation	of 	mixed	communities

Through	 urban	 infill,	 we	 aim	 to	 increase	 the	
mix	 of 	 housing	 and	 tenure	 types,	 and	 aim	 for	 a	
more	 mixed	 community	 in	 terms	 of 	 age,	 gender,	
lifestyle and income. This will provide affordable/
key worker housing, high-end private housing, 
conversion	 of 	 existing	 blocks	 to	 diversify	 tenure	
types and unit sizes to address current need.
Issues	 of 	 social	 exclusion	 can	 be	 exacerbated	 by	
estates of  solely council housing, creating social 
and economic segregation. The layout of  Regent’s 
Park	 provides	 space	 for	 infill	 	 development	
which provides the investment opportunities for 
developers	and	opportunity	to	increase	tenure	mix.	
This can break down barriers (Power & Houghton, 
2007:196) whereby higher income residents 
can act as a catalyst for economic and social 

regeneration (vanBeckhoven and van Kempen, 
2003). We can make our housing work harder, by 
encouraging	new	flat	owners	who	are	not	planning	
on living in their properties to take part in Camden 
Council’s Private Renting Scheme - which helps 
people with a link to Camden in urgent need.  
Urban	 infill	 will	 create	 a	 situation	 whereby	 new	
residents will gradually move into the area and we 
should	find	a	way	to	mitigate	their	integration	with	
the	 existing	 community,	 like	 advertising	 the	 Time	
Bank, encouraging visits to the community market 
and super market and introducing discounts for 
locals at the services most nearby so local people 
have more opportunities to interact with one another.

18
19

20

New housing -

-	within	an	existing	community
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1.5 The Implementation process

This diagram outlines the process of  how the regeneration proposals 
would	be	implemented.	The	process	of 	collating	and	selling	land	for	in-fill	
development would be carried out and managed from the outset, as part of  
the development of  a comprehensive masterplan for the estate. This will 
be created with the local community through the West Euston Partnership, 
and from this the new layout of  the site will be agreed upon. Planning 
applications for new development would be agreed, and construction 
and recladding carried out. Improvements to public space, communal 

and private gardens would be implemented through a combination of  
top-down	refurbishment,	and	 community	 led	partnerships.	A	new,	mixed	
housing	profile	would	be	created	by	selling	of 	assets,	 transferring	 them	
to management organisations and social landlords, and on the private 
market.  Funding for improvements to council-owned housing would come 
from council budgets and the sale of  some property, while improvements 
to public space would be provided through S106 contributions. 

Figure 6 Process diagram (Produced by CMH + OB)
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Public consultation meetings

Drop-in sessions

“Comment Boards”Pay neighbours to encourage participation
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supermarket

Community 
Maintenance Programme

Case study: Pepys Estate Case study: Peckham

Possibility to work/train on site Participation in planning

Case study: TimebankCase study: Nightingale Estate, Hackney

Community Involvement

13

Community involvement is important for 
regeneration	 proposals	 that	 fully	 benefit	
existing	 communities.	 	 It	 is	 important	
to have a vision which is developed and 
shared	 by	 all,	 despite	 the	 difficulties	 in	
achieving this. (Jacobs & Dutton, 2000). 
Local people will be involved at all stages of  
the process; in helping form the masterplan, 
contributing to landscape design and 
construction,	 and	 finally	 being	 involved	 in	
on-going maintenance and upkeep of  public 
spaces and gardens through the Time Bank, 
West Euston Partnership and Community 
Supermarket. Putting residents in charge. 



1.6 Improvements to Hampstead Road:

Figure 7 Hampstead Road + Key Buildings (RT + OB)

21 22

23 24

25 26
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‘Repackaging’ the former BHS building Creating new uses for redundant buildings

An iconic public building as a focal point for Hampstead Road Redundant building

Retaining built heritage Vision



An opportunity for London

Hampstead road forms a major thoroughfare 
connecting the entertainment districts of  
Camden Town and the West End. The potential 
to harness this retail, entertainment and night-
time economy should not be overlooked. 
Hampstead Road can form the “missing 
Link”, providing a new local high street, 
and in the far future, a new shopping and 
entertainment location for central London. 

Camden Town

Hampstead Road

Tottenham Court Road

The West End

Figure 8 Hampstead Road forms the ‘missing link’ (By CMH)

T H E  M I S S I N G  L I N K

Figure 9 Hampstead Road / Boulevard (by TK)
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2.0 Effects of  the Proposal

Tenure	Type	and	Mix	and	Overcrowding

Both	the	type	and	mix	of 	tenure	will	change.	There	will	
be a higher proportion of  private rented properties 
and a higher proportion of  owner-occupied homes, 
therefore reducing the proportion of  socially rented 
accommodation by at least 25% over ten years. 
The proportion of  empty homes will increase as new 
units are let/sold, however the impact of  this will be 
lessened by letting and selling properties incrementally.

House Prices

We	can	expect	a	rise	in	house	prices	relative	to	the	aver-
age.	The	market	for	one-bedroom	flats	will	see	a	rise	in	
price,	currently	around	£195,000	for	studio	flat.	We	can	
estimate	this	at	10%	above	inflation.	

Housing

This intervention will bring long-lasting 
improvements to building stock and the public realm. 
The improved condition of  housing will reduce energy 
consumption, improve residents’ satisfaction and pride 
in the estate, therefore the maintenance costs will be 
lowered. Currently housing association homes are least 
likely to fail Decent Homes Standard (Camden Housing 
Strategy). If  there is an increase in the proportion of  
housing	association	properties,	we	can	expect	even	more	
improvement in housing standards. This will bring about 
an improvement to living environment deprivation. 

Public Realm 

There will be less distinction between the private, 
council and crown estate areas through designs that 
consolidate the estate. There will be management 
plans and S106 contributions to ensure the upkeep of  
materials. The design-out-crime approach will help 
reduce the perception of  crime, making the pedestrian 
experience	 more	 rewarding.	 Through	 better	 way-
finding	 and	 opening	 of 	 routes	 for	 pedestrians,	 we	
will see an increase in footfall through the estate.

2 . 1  B U I L T  E N V I R O N M E N T 2 . 2  I N F I L L  H O U S I N G  +  S O C I A L  M I X
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WINNERS LOSERS

 Changes in welfare reform would make this area 
wholly unattainable for people receiving housing 
benefit,	 even	 in	 housing	 association	 with	 the	
Affordable Rent Scheme. (Camden Council, 2011). 
There will be no net loss of  affordable housing.

Income Deprived Developers/Investors
More capacity for development in a prime central 
location. Private housing can quickly become a 
commodity for property investment, creating an 
upward spiral of  rents and house prices (Granger, 

2010). 

Local Residents
Increase	in	house	prices	will	benefit	the	current	owner	occupiers	because	of 	rising	property	values.	However	they	
make up a limited proportion of  residents: 20.8% (Camden Council, 2007). Residents lose some green spaces and 
views. An improved living environment and more comfortable homes. 

Camden council Small Shop Owners 
Small business owners may be priced out by incoming 
chain supermarkets and other businesses aimed at 

catering	for	the	new	mix	of 	tenants.	

Fulfilling	their	aims	to	provide	new	housing	with	lim-
ited	financial	costs.		

WINNERS LOSERS

Developers will be required to contribute to S106 
agreements and management contracts to ensure the 

upkeep of  buildings and public space. 

DevelopersExisting and Incoming Residents
Residents	 will	 benefit	 from	 an	 improved	 built	
environment and public realm. They will feel safer, 
spaces for play and recreation will be opened up. There 

will be more available housing on the estate. 



Demographic Change

There will be an increase in young people and students, 
however purpose built accommodation should relieve 
some pressure on private rents in the estate. There will 
be an increase in the proportion of  middle class people, 
however	 it	 is	 unlikely	 this	 area	will	 become	 gentrified	 by	
high income families, as the location, living environment, 
services and tenure provision does not support this.  

Retail 

A change in retail to provide for this change in demographic 
mix	 -	 opening	 of 	 Tesco	 ‘Metros’,	 closure	 of 	 small,	
independent shops on the estate which currently provide 
for older residents. Increase in commercial rents for A1.

Welfare Reform

Changes	to	state	benefits	may	make	it	impossible	
for lower-income residents in Regent’s Park estate 
able to rent in the private sector. Therefore, new 
models of  funding for affordable housing may 
come about, relying on selling property on the 
open market to ensure viability of  the regenera-
tion strategy (Camden Coucnil, 2011). 

2 . 3  H A M P S T E A D  R O A D

27
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The redevelopment of  Hampstead Road would ultimately lead to 
the creation of  its new image of  a vibrant shopping thoroughfare. 
New	 retail,	 leisure	and	 cultural	 facilities	will	 significantly	 increase	
the number of  activities local residents can engage in. On the other 
hand they will also attract customers based in other areas of  London. 
Eventually Hampstead Road will presumably become a real place, 
enjoyable to spend some time in, rather than just a space to sneak 
through. However, some of  the local residents might be unhappy with 
the	changes,	with	the	fear	of 	increased	congestion,	pedestrian	traffic	
density and noise being likely reasons beneath their concerns. (see 
table below).

WINNERS LOSERS

Larger	 pedestrian	 flows	 and	 priority	 given	 to	 them	
will	 likely	make	 the	 driving	 experience	 in	 the	 area	

more frustrating

DriversPedestrians
They	will	benefit	not	only	from	the	significantly	higher	
number of  places of  interest but also from such im-
provements as wider pavements and increased pres-

ence of  street furniture, to name a few

Local Residents
On one hand they will have an access to higher number of  various facilities, including enhanced retail opportuni-
ties.	The	area	will	also	receive	more	attenfion	from	the	outward	investors.	However,	attracting	crowds	from	other	
areas	of 	London,	Hampstead	Road	might	become	significantly	busier	that	some	of 	the	residents	would	like	it	to	be.

Camden Council Retailers located in neighbouring areas
Shops located in such areas as Camden Town may 

experience	increased	competition
New retail facilities will generate more revenue which 
could	be	partially	acquired	by	the	Council	(taxes,	rents)	

17



3.0 Minimizing the negative effects

18

Gentrification	-	Increased	house	prices	and	rents

Pressure on parking spaces

Overcrowding

New highly competetive retail

Loss of  green space - garden grabbing

Disruption	of 	traffic	flows	-	increased	congestion

No net reduction in council or socially rented homes. Regulations of  Section 106 applied to the new 
developments	-	provision	of 	sufficient	level	of 	affordable	housing

Residents only parking permits. Increased reliance on public transport.

Converting	smaller	flats	to	larger	flats	to	provide	for	large	families.	Securing	a	mix	of 	unit	sizes	in	line	with	need.	

Protecting small business owners through community involvement. Establishing community owned shops / supermarket.

Getting	rid	of 	unused	green	spaces	for	urban	infill,	instead,	having	a	straight	paths	out	to	Regent’s	Park	makes	it	to
 be a back garden for residents. 

Having bus stops in front of  places to encourage bus uses. Also, residents are likely to 
have less cars by a net decrease in parking provision. 

Segregation of  residents with differrent 
background or income

Our communication involvement theme carries on after the construction to avoid segregations. 
Tenure-blind housing reduces the impact of  stigmatisation, and improves community cohesion. 

Issues with access to private communal spaces

“Infills”	may	obscure	the	views	over	the	green	spaces

Certain attention will be given to these spaces in order to ensure that the access to them is secured

Implementing strict design codes for the new buildings will help to ensure that these views are obscured in the less 
harmful way. New attractive, more legible viewing corridors will also be created.

Risk Mitigation



4.0 Phasing

2012 2013 2014 2015 2020 20222017

MASTERPLAN

PLANNING APPLICATION (inc. Section 106)

RECLADDING AND OTHER MODIFICATIONS OF SELECTED HOUSING STOCK

URBAN INFILL

CONSTRUCTION OF NEW DEVELOPMENTS

COMMUNITY INVOLVEMENT

URBAN DESIGN INTERVENTIONS (LANDSCAPING, WAYFINDING) 

STREET ALIGNMENT

BHS REDEVELOPMENT

HOSPITAL REDEVELOPMENT COMPLEX HAMPSTEAD ROAD REDEVELOPMENT

REGENT’S PARK ESTATE REGENERATION

RENTAL AND SALES OF THE RESIDENTIAL SPACE

HAMPSTEAD ROAD REGENERATION
The presented timescale encompasses solely planning and implementation phases of  proposed schemes. The long-
term	effects	and	further	maintenance	of 	the	area	are	expected	to	happen	in	subsequent	years,	beyond	this	timescale.	
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