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Executive Summary         
 
This report brings together six months of engagement and consultation with the Northumberland 
Park community carried out to identify what their ‘Baseline Expectations’ for the regeneration are.  
When speaking with residents and stakeholders we have explained ‘Baseline Expectations’ as a set 
of expectations and requirements that the Council should aim to meet to convince them that the 
regeneration is both committed to supporting existing residents and has the potential to provide a 
positive future for themselves, their families and their community.    
The expectations listed in the report bring together the issues raised by residents and have been 
grouped and presented under subject headings although many issues are shared across headings. 
 
Key Guarantees/offers 

 
There is currently little confirmed information available to residents and without a clear offer from 
the Council it is hard for them to take control of their futures.  Residents need detailed information 
about how the regeneration will impact their home and their tenancy/leasehold.  They want clear 
information and effective consultation so they can negotiate the best possible deal for themselves, 
their families and the community. 
 
 

Housing 

  
Residents need to know if their home will be demolished and to know – and believe -  that they have 
a future on the estate if they wish and that they will be not be priced out.  Also, although the Council 
is not responsible for private tenants, there is a strong feeling among residents that they too should 
receive advice and support through the regeneration process.  Residents want good quality housing 
to meet their needs and they want it designed to be energy efficient and to have low service 
charges.  They also expect the regeneration to tackle a range of current issues which negatively 
impact their lives on a daily basis - anti-Social Behaviour and crime, cleaning, and also repairs and 
maintenance.  These issues represented over 60% of all responses received to the PPCR survey 
question that asked residents to give their top three priorities for change.  Residents, more than 
anything else, want to experience decent, secure conditions in their homes, their blocks and the 
wider estate environment now as well as long term.   
   

      
Community  

 
Northumberland Park is an established and diverse community and residents do not want this to be 
compromised by the regeneration and the influx of new residents and tenures.  They do not want 
the area to be gentrified and fear they – and some local businesses and services - may be priced out 
of Northumberland Park and maybe Haringey.  The lack of clear information on the regeneration and 
the associated uncertainty is placing strain on the community. 



 

    

DRAFT Baseline Expectations Report – January 2017 
 

4 

 

Anti-Social Behaviour is seen as a barrier to community life and residents want to see not only more 
effective policing, but also better opportunities for young people on the estates, many of whom are 
currently drawn towards gangs/crime. 
 

Residents want the regeneration proposals to include a state of the art community centre / one stop 
in the first phase of the regeneration so it will be there to provide a hub for resident activities -
including community development training - and information sharing.  
 
        

Anti-Social Behaviour and Crime 

  
Residents want to see ASB tackled as a priority within the regeneration process and want to see 
improvements to the physical security of the blocks and the external estate area – including 
extended use of CCTV.  They also want a better response from the ASB unit and more effective 
policing, particularly in relation to prostitution and drug dealing/usage.  There is concern amongst 
residents that aspects of the ASB experienced on the estate result from a lack of opportunities for 
young people living there and that this has led many to gangs and crime - they want the 
regeneration to focus on understanding and changing this situation.  
 
 

Open Spaces, Streets and Transportation 

 
The current open space does not currently meet the needs of the existing community, especially 
young people, they need more play and sports facilities/activities.   ASB further reduces the value of 
the existing open space as residents can feel intimidated in certain situations when they are there. 
 

Spurs’ match-days result in parking restrictions and delays to bus services and both significantly 
impact the local community, who are frustrated and angry and want to see the situation changed. 
 
   

Design Principles/aspirations 

 
At this stage, resident expectations relate largely to design issues which are already covered by the 
requirements of the building regulations and associated design guidelines.  However, going forward, 
there will be many other issues where resident input can make a significant contribution so 
residents want to ensure that they will be fully informed about and involved in the design process as 
the process goes forward.  Residents want to be consulted effectively and in a timely fashion, and 
they want trained, resident reps on the design panel to represent their views. 
 
       

Jobs and Opportunities   
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High levels of youth unemployment are seen to be a route cause of ASB and residents feel that 
young people do not have the aspirations or opportunities they need to find good quality 
employment with good wages.  The regeneration needs to focus on providing training, 
apprenticeship and employment opportunities not just for young people but all NP residents.  
      

 
Partnership Working and Engagement (including Engaging with Local Leaders) 

 
Residents want to be kept informed of the regeneration process using a range of media to suit their 
different needs. They want to be consulted in a timely and appropriate manner so that all sections of 
the community have an opportunity to get involved and make their own contributions to the 
regeneration proposals going forward.  Residents want to be listened to and respected and want 
resident reps sitting on all appropriate regeneration panels to make sure that this happens. 
 
 

Conclusions - moving forward 
       

• Residents need information, they need to be clear what regeneration will mean for them – 
including whether they will be able to afford to stay.  They want the community to be supported 
and to have a role in the development of proposals for the regeneration, they want to be 
listened to and supported.  

• Anti-Social Behaviour, Crime, Cleaning, Maintenance and Repairs all need to be tackled from the 
start of the regeneration process and there needs to be a strong focus on providing training and 
employment opportunities to the local community – especially young people. 

• Residents want quality housing, a safe, clean, crime free environment, a new community centre, 
more facilities and activities for residents, ‘protection’ from Spurs’ match-day parking and 
transport issues 
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Introduction 
 

The proposed regeneration of north Tottenham and Northumberland Park 
The Council’s vision for the north Tottenham area is that it will be transformed into a mixed and 
sustainable community and will become a new leisure destination for London - a place where people 
want to live, work and visit.  Northumberland Park is sandwiched between the Tottenham Hotspur 
FC stadium development and Northumberland Park station., Northumberland Park station will soon 
see an increase in train frequency and this, alongside the new stadium and related developments 
are expected to serve as catalysts for wider area change.  The plan is that there will be a 
substantially improved local centre and a balanced mix of high quality homes, jobs, community and 
leisure facilities. 
 
Within the context of the wider development, the Northumberland Park regeneration focuses on 
improving the housing for Council tenants and lessees while building new homes for affordable and 
market rent as well as for sale.  Currently the development of proposals for the regeneration of the 
Northumberland Park estates is awaiting the selection of a development partner and the setting up 
of the Haringey Development Vehicle.  Although the masterplanning phase is due to start in 
2017/18, it is unlikely that there will be a start to the physical regeneration before 2020 at the very 
earliest. 

 
 
Consultation to date 
Consultation took place in 2014/5 to inform Northumberland Park Strategic Framework Consultation 
Report which was published in February 2015 alongside the Northumberland Park Strategic 
Framework Report produced by Fletcher Priest Architects.  This aim of the consultation – which 
involved Public Exhibitions along with door-knocking and wider communications - was to work with 
residents to develop the Key Principles for Change which have since been incorporated in the 
Tottenham Area Action Plan.  These Key Principles can be found in Appendix 1.  
 
PPCR have been working as Independent Tenant and Leasehold Advisors in the Northumberland 
Park Regeneration area since they were appointed by the RAs in December 2015.  Through the 



 

    

DRAFT Baseline Expectations Report – January 2017 
 

7 

course of 2016 PPCR have engaged with local RAs and residents, talking to them about the 
regeneration, listening to their concerns and trying to answer their questions.  In the spring an 
estate-wide survey collected residents’ views on the changes they wanted to see as a result of the 
regeneration and since the summer, engagement has continued to draw out residents’ views on the 
regeneration and also to explore what their Baseline Expectations for the regeneration would be.  
Baseline Expectations are the expectations or requirements that – if met – would make the 
regeneration the optimal option for existing residents and their families. 
 

PPCR consultation  
• Estate-wide survey – residents were asked to give three changes they would like to see brought 

about by the regeneration and these comments have been categorised according to the issue 
headings used in this report – Appendix 2 
 

• Comments – made by residents at drop-in and pop-up events around the estate and at the Park 
Lane Street Party were recorded - Appendix 3 

 

        
 
• Questionnaire - over a couple of weeks a simple questionnaire was tested on residents to see 

how they responded to emerging baseline requirement issues.  They were presented with a 
range of statements and asked to say whether they were very important, quite important or not 
important at all.  They were also given the opportunity to add their comments.  Appendix 4 

• Park Lane street party consultation exercise - residents participated in an exercise devised to 
make them think about the issues which were most important to them – the same issues as are 
addressed in the chapters of this report.  They were each given five beans and faced with 8 jars 
labelled with the 8 issues identified in this report and asked to select where they should go. 
Appendix 4 

• Baseline Expectations Workshops – these have taken place and with NPRA, SALB, resident 
Turkish speakers and an open workshop for the all residents.  There has also been a coffee 
morning for CLARA members (sheltered accommodation residents) to discuss their expectations.  
Appendix 5  

 
This report brings together feedback from all the comments given by residents and presents them in 
terms of the expectations/requirements they reflect. 
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Section 1 - Key Guarantees to residents 

 
Context 
The regeneration on Northumberland Park will significantly impact residents as the regeneration of 
estates is impacting residents across the country.  For residents, proposals to regenerate not only 
threaten the loss of their existing homes but also the associated loss of their existing tenancy or 
leasehold agreements.  To date – because the HDV has not yet been set up - there has been very 
little clear information to share with residents and this has led to rumours, confusion, uncertainty, a 
lack of trust and - in many cases - fear. 

On other regeneration projects across London, councils have prepared ‘Key Guarantees’, offers to 
their residents which have been consulted on and revised to achieve the best possible deal for 
tenants and leaseholders going forward.  LB Lambeth appointed TPAS to look at the offers given to 
tenants and leaseholders living on regeneration sites across London and used the resulting report to 
inform them how they could improve their own offers.  The TPAS report in full is available on the 
Lambeth site  (http://estateregeneration.lambeth.gov.uk/reviewing_the_key_guarantees) and the 
full list of offers they identified in their study for both leaseholders and tenants can be seen here - 
Appendix 5.  It should be noted however that the report is now over a year old and is not fully 
representative of the current situation across London. 

 

Current concerns – Key Guarantees 
• Many Northumberland Park residents fear for their future but do not have enough information 

to plan for it, some believe that they will be moved out of the area or else unable to afford to 
stay.   

• Residents have little trust in the Council supporting them through the process, they need more 
information and the reassurance of clear guarantees from the council.  They need to understand 
the options available to them and how their relationship with the council is set to change.  They 
also need to know how they will be supported. 

 
Baseline expectations – Key Guarantees 
 

Information and trust issues 

• The lack of information on how the regeneration will affect their homes and their 
tenancies/leases makes it difficult for residents to engage, they are frustrated and angry. 

• Many residents do not believe that they are part of the Council’s plans for the regeneration. 

• Anger around ASB and existing issues affecting the estates on a daily basis gets in the way of 
residents focusing on the future. 

 

http://estateregeneration.lambeth.gov.uk/reviewing_the_key_guarantees)
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Expectations 

• Clear information on how the regeneration will impact their homes. 

• A clear offer from the Council setting out how the regeneration will impact their 
leaseholds/tenancies and also the options they will have and how they will be supported and 
compensated through the process. 

• Option to negotiate the best possible deal for all residents. 

 
Conclusions – Key Guarantees 
 

There is currently little confirmed information available to residents and without a clear offer 
from the Council it is hard for them to take control of their futures.  Residents need information, 
and through effective consultation they want the opportunity to negotiate the best possible deal 
for themselves, their families and the community. 
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Section 2 – Housing 

 
 
Context 
Existing housing in the area was built in the 60s and 70s and is provided in a range of styles and 
structures, there are high rise blocks, mid-rise free-standing and interconnected blocks, and a few 
terraced houses.  The streetscape does not follow traditional models and is confusing, it makes place 
finding difficult. 
The Council aspires to create new housing of different types and styles with fewer one bed units and 
more family homes.  In the face of current housing demand across London, there is also pressure to 
increase the density of housing provision on the estate to provide more homes across a range of 
tenures - resulting in a more mixed community.   
 

 
 
 

Current concerns - Housing 
• Residents are concerned about gentrification, some believe that the aim of regeneration is to 

force out existing residents and replace them with affluent home owners and private tenants.  
Others fear that even if they are rehoused they will not be able to afford higher rents and 
service charges.   

• Residents are also concerned about the impact that the regeneration will have on the 
community at large – including private tenants, many who are vulnerable and will be in need of 
advice and support. 

• The large hostel in Northumberland Park has a transient population which impacts on the 
residential areas around it. 

• Overcrowding is an issue for many residents as are maintenance issues and repairs – particularly 
associated with the security of the blocks.   

• There is general dissatisfaction with the cleaning services provided in shared areas in the blocks 
and also around the estate where complaints focused on litter, domestic rubbish and fly tipping. 
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Baseline Expectations -- Housing 
Information and trust 

• Residents need to be told about the planned changes as soon as possible and especially whether 
their homes will be demolished and whether they will be able to stay in Northumberland Park. 

• Many residents believe that regeneration means ‘regentrification’ (loosely defined in the Free 
Dictionary as the restoration and upgrading of deteriorated urban property by middle-
class or affluent people, often resulting in displacement of lower-income people) and believe 
that they will be displaced by new, more affluent, private leaseholders and tenants.  Residents 
need to be convinced that they are part of the estate’s longterm future. 

• Although it has been said that rents and service charges will remain affordable so residents can 
stay, residents need to understand how this will be achieved as it has not been the case on other 
regeneration schemes.  They need to be confident that they will not be priced out of their 
homes. 

• Residents need to understand as a matter of urgency how the regeneration will affect them and 
their families including: 
- Leasehold, Tenant and Freehold offers in the form of guarantees for consultation  
- understanding change from secure tenancies to assured lifetime tenancies  
- the government definition of affordability compared to social or target rents 

• Consultation processes need to be put in place at the outset to develop a set of negotiated key 
guarantees which will provide the best possible outcome for all residents. 

Expectations 

• Residents who want to remain will be supported to do so – including homeowners. 

• Residents who wish to leave will be supported to do so – including homeowners. 

• Residents will be given guarantees that they will not suffer financially as a result of the 
regeneration and that new rents and service charges will be affordable to all existing residents. 

• Properties will be repaired and maintained to an acceptable standard throughout the 
regeneration process with ‘meanwhile works’ put in place to ensure that standards are 
acceptable.  Security works will be prioritised. 

• High standards of cleanliness of shared spaces within the blocks and around the estate will be 
viewed as a priority throughout the regeneration. 

• Good provision across tenures for families, single people, childless couples, the elderly and 
people with disabilities with more high quality family housing and homes for local people. 

• Allocation of new homes will eliminate overcrowding and meet the needs of individual 
households in terms of size, storage and accessibility. 

• Allocations will support families staying together and will, where appropriate, consider the 
needs of adult children. 

• Private tenants made homeless as a result of the regeneration should be helped to find new 
accommodation. 

• All homes will have private outdoor space – gardens, balconies or roof gardens and there will be 
communal space where children can play. 
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• New housing will be built to Lifetime Homes, London Design Guide and also the Living Home 
standards (Living Home Standards developed by Shelter and British Gas using research 
undertaken by Ipsos MORI). 

• New housing will be designed to keep running and maintenance costs to a minimum – low 
service charges and domestic energy costs.  

• There will be free, fast broadband to all homes so all residents can afford to go on-line. 

• New housing will be tenure blind. 

• Private tenants losing their homes as a result of the regeneration will have their homeless 
applications treated sympathetically by the Council. 

• Absent home owners are not adding to the Northumberland Park Community and will be 
treated as investors with no additional rights. 

 
Conclusions - Housing 
 

• Existing residents need information on how the regeneration will affect their individual homes 
and a clear set of ‘Key Guarantees’ offered by the Council for consultation/ negotiation.  The 
current lack of any clear information reduces trust and increases fear and frustration. 

• Due to the current issues around ASB, cleaning and repairs/maintenance there is a clear 
expectation that these issues cannot be accepted as the norm and need to be tackled as part 
of the regeneration process.  Similarly, residents want guarantees that repairs and 
maintenance works will continue throughout the regeneration process to ensure that 
residents live in acceptable conditions throughout. 

• Residents want proposed regeneration to provide good quality, affordable housing to suit the 
needs of existing residents and want all residents – including private tenants currently living 
on the estate - to be supported through the regeneration process.  They don’t want absentee 
landlords to benefit from the regeneration process as they do not contribute to the 
community.  
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Section 3 – Community 
 

 
 

Context  
Northumberland Park, despite having in the region of 1,400 homes, has few facilities where local 
residents can meet.  There is the NRC on Park Lane which is not affordable for local groups, the 
community hub at 163 Park Lane which has recently been leased to NPRA and is yet to work to full 
capacity and the Stellar House Tenants’ Room which is not accessible to external residents.  There 
are also groups which meet in the offices of the local charity ‘Living under one Sun’ and there is a 
large youth hall associated with the Somerfield Grove but without funding this is not available for 
community use.  There is not a single community building which is open and accessible to all 
residents on a regular, informal basis.   
 

Young people 
For young people there is the Somerfield Grove Adventure playground but this only has funding to 
open one day a week and there is also the 20:20 Project located in Kenneth Robbins House which 
works with young people.  Park Lane and Ilse Amlott Children’s Centres both have a long history of 
working closely with families on the estate and further afield. 
 

Schools 
The four schools within the regeneration area – Northumberland Park Community School, the Vale 
Special School, Lea Valley Primary School and St Pauls and All Hallows Primary School and wider 
catchment areas mean children from Northumberland Park attend a wide range of schools both 
inside and outside the regeneration area.   
 

Religious buildings 
The Calvary Church of God in Christ on Northumberland Park is the only religious building which is 
actually within the regeneration area.  St Pauls CofE is opposite the St Paul’s and Allhallows Primary 
School and St Francis de Sales RC church is opposite the stadium on the High Road adjacent to the St 
Francis de Sales primary school, these churches support residents from a wide geographical 
catchment area but do host some activities for local residents.  Local mosques and other churches 
are located further afield and have less direct involvement in the area - it has not been possible as 
yet to forge effective links with any of these. 
 

Sheltered accommodation  
There are a 27 units of sheltered accommodation in the regeneration supported by the Lindales site 
manager and CLARA their RA. 
 

Private tenants  
Private tenants - particularly those in illegal sub-lets - are vulnerable and many live in fear of losing 
their homes.  When we conducted our survey fieldworkers told us that their knocks were frequently 
not answered even though it was clear that someone was in – this could have been due to language 
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difficulties, but could also indicate sub-letting.  There is concern that though private tenants are an 
integral part the Northumberland Park community with children attending local schools etc. they 
will have no rights should the regeneration proceed.  Residents want to ensure that they will be 
consulted and supported through the process. 
 
Local Resident Associations 
All three RAs have made significant contributions to their local communities, focusing on issues and organising 
events to bring the residents together including the Park Lane Street Party and Hub Information Days and 
events (NPRA), the SALB barbecue and open space proposals and the CLARA coffee mornings and gardening 
project.  
 

    
 
Survey results – the Northumberland Park Community 
The estate-wide survey provided insight into the existing community on Northumberland Park and 
although the figures can only relate to those who completed the survey, the feedback from these 
showed that: 
• 53% of respondents had lived on the estate for more than 10 years and 18% for 5-10 years  
• 35% of respondents were black African, 25% white British, 17% black Caribbean and 16% white 

European 
• 60% have English as their first language and 35 different languages were listed for the rest. 
• 30% of respondent were under 35, 41% were between 35 and 64 and 29% were over 65. 

 

Survey results – the main issues identified 
In PPCR’s Survey earlier this year, residents were asked to list their top three priorities for change 
should the regeneration go ahead.  The chart below shows Security, ASB and Crime and Cleaning and 
Litter to be the main issues. 
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Residents feel that Anti-Social Behaviour blights the community.  There are no benches where 
people can sit and socialise - they have been removed to avoid ASB - and they are disgusted by the 
litter and state of cleanliness of the estate and their blocks.  People look the other way when they 
pass groups of young people loitering dealing and taking drugs and when they see prostitution.  
They say they have given up reporting ASB because they see nothing happening and as a result 
people give up involvement in RAs and avoid going out after dark because they don’t feel safe. 
Many residents make the link between the lack of opportunities for young people and many of the 
ASB issues that impact their lives. 
 
Baseline Expectations – Community 
 
Information and trust 
• The current situation of uncertainty and lack of clear information on the regeneration going 

forward creates stress within the community and if the community is to be sustained, it needs to 
believe in its future and trust the process going forward.   

• Residents need to believe that they will be able to remain, that they won’t be priced out.  If they 
do not receive appropriate guarantees many may leave and the community will be diminished. 

• Trust and the desire of local residents and businesses to remain should be key measures of the 
success of the regeneration process. 

• Many residents feel depressed and let down – especially around matters associated with ASB, 
security and cleaning - many have given up even trying to get things done and some won’t go 
out unless it is essential.  The views of residents need to be listened to, respected and acted on if 
there is to be community buy-in for the proposals. 

Expectations 
• Residents will get clear information so that they know what they can expect from the 

regeneration and plan for it. 

• There will be a guaranteed right to remain and right to be rehoused with friends and neighbours. 

• The council will fund and support community development and training for residents to give 
them the skills they need to take an effective role in the regeneration process. 

• The existing strong sense of community and belonging many residents feel will be protected and 
enhanced and vulnerable residents will be supported through the regeneration process. 

Security 

    Cleaning/litter 

ASB/Crime Neighbourhood 
/Community 

Open spaces 
/Playgrounds 

Housing 

Management 
/Maintenance 

Parking 

Regeneration/ 
Housing Provision 

Activities 
/Facilities 

Other 
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• Residents will be able to sit on benches and walk around the estate at all hours without fear. 

• Local people – especially young people - will have access to a wide range of opportunities. 

• The local community, both residents and businesses, will benefit from the regeneration. 

• Existing shop keepers will be encouraged/supported to take new shops in the regen area. 

• There will be facilities and activities available to support the needs of all ages and abilities. 

• Existing community organisations will be included in the regeneration proposals going forward.   

• A new community centre/ one stop shop will be built in Phase 1, the resource centre or some 
other central location should be available now to support the community. 

• The new Community Centre will include space for RAs, community groups and projects, 
workshop/training activities, sports, a café and also a one-stop-shop for housing and other 
services including benefits advice and a base for the architects and place champions. 

• New community facilities will be sustainable – with guaranteed funding and effective 
management which listens and responds to residents’ needs.  

• Community facilities will reflect the needs of the entire community and should be flexible to 
convert to new uses as local needs change 

• Allocations will support families staying together and will consider the needs of adult children as 
they are part of the community. 

• Residents in sheltered accommodation will be able to stay on the estate. 

    
 

 
CLARA residents receive an award for their garden at the celebration lunch at the Lindales. 
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Conclusions – Community 
 

• Northumberland Park is an established community with over 50% of the residents who took 
part in the PPCR survey saying that they had lived there for over 10 years.  The diversity on the 
estate is generally celebrated and residents do not want it to be compromised by the 
regeneration and the influx of new residents and tenures.   

• They do not want the area to be gentrified and fear that they may be priced out of 
Northumberland Park and maybe Haringey.  The lack of clear information on the regeneration 
is placing strain on the community. 

• Residents are committed to organisations such as the Somerford Grove Adventure Playground 
and the Ilse Amlott children’s centre and want them and local businesses to be supported and 
brought into the regeneration proposals in a sustainable fashion.  They also want to make sure 
that members of the community are offered training and support to enable them to 
contribute fully to the regeneration process and associated community development. 

• Anti-Social Behaviour is seen as a barrier to community life and residents want to see not only 
more effective policing but also better opportunities for young people, many of whom are 
currently drawn towards gangs/crime. 

• Residents want the regeneration proposals to include a state of the art community centre / 
one stop shop such as at Myatt’s Field and want it to be built in the first phase of the 
regeneration so it will be there to provide a hub for resident activities and information sharing 
as early as possible within the regeneration programme. 
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Section 4 – Anti-Social Behaviour 

  
 

Context 
There is a serious issue on the estate around ASB and crime including prostitution, drug dealing and 
taking, drinking in public, littering and fly tipping.  The local police and ASB teams have not managed 
to make any significant impact on the situation and residents are frustrated and angry. 
 

The current situation 
 

• Interest in regeneration comes a distant second to dealing with, reducing and eliminating ASB 
and crime in the area.  Issues raised include prostitution, drugs, gangs and loitering, alcohol and 
littering as well as inappropriate dumping of household rubbish.  These issues are not helped by 
damaged locks, CCTV and doors, and ineffective response rates from the ASB team and police.  
Litter/rubbish issues are made worse by the lack of waste bins and low frequency of collection.   

• Residents feel let down by the authorities and fear for the future of young people on the estate 
who have no skills and no employment and drift into crime.   

• Many residents also feel intimidated by and fearful of gangs of young people loitering around 
and in the blocks.  They complained that there is nowhere to sit and socialise on the estate 
because all benches have been taken away to avoid loitering and ASB, but this is not a solution. 

•    
                                                                       SALB residents’ clear-up team 

 
Baseline Expectations – Anti-Social Behaviour 
Information and trust 
• Anti-Social Behaviour (ASB) needs to be tackled as part of the regeneration process, it’s the only 

way to build trust with residents who live under its blight.  
• Residents need to receive clear information on how to report crime and how their report will be 

used by the police and ASB team – even if response is not immediate.  Success should be 
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publicised as many residents have given up reporting because they feel that it makes no 
difference. 

Expectations 
• Communal entrances to existing blocks will be kept secure throughout the regeneration process 

and have CCTV where required. Where appropriate walls will be knocked down to ensure clear 
views. 

• Reported crime will be addressed quickly and tenancy agreements enforced as appropriate. 
• Policing in the area will be stepped up, not in an intimidating way but working closely with the 

community 

• Security to be improved through integrated management with the police, neighbourhood 
wardens and caretakers involved. 

• The root causes of ASB on the estate will be researched and solutions used elsewhere 
considered and adopted as appropriate. 

• Children and young people will be empowered and educated to understand the difference 
between what is lawful and what is not. 

• Children and young people will be empowered and educated to develop skills and raise self-
confidence and aspirations. 

• Young people will have access to appropriate training and apprenticeships leading to decent jobs 
with decent wages rather than gangs and crime. 

• Benches will be replaced and residents will be able to relax and enjoy time spent outside. 

• Northumberland Park will lose its bad reputation and negative stigma. 

• The redevelopment will be designed using Secure by Design principles - people need to feel safe 
walking around the area at night – better lighting and street layout 

 

Conclusions – Anti-Social Behaviour 
• Residents want to see ASB tackled as a priority within the regeneration process and want also 

to see improvements to the physical security of the blocks and the external estate area – 
including extended use of CCTV.  They also want to see more responsive and effective policing, 
particularly in relation to prostitution and drug dealing/usage. 

• Amongst residents there is a concern that aspects of the ASB experienced on the estate are a 
result of the lack of opportunities for young people on the estate and they want to see a focus 
on researching the issues and providing better training and job opportunities for young people 
living on the NP estates. 

• In terms of the new proposals residents want to ensure that security is considered a priority 
across all design issues. 
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Section 5 – Open Spaces, Streets and Transportation 

 
 
Context 
There are few play spaces and activities available for children, benches have been taken away due to 
ASB and there are few litter or dog poo bins.  In addition, cleaning and maintenance is an issue, 
particularly in the face of existing problems with litter, domestic rubbish and fly-tipping. Parking is 
seen to be a serious problem on match days and bus services are also significantly affected and do 
not run to programme. 
 

 
 
Baseline Expectations 
Information and trust – what needs to be done now… 
• Seating around the estate has been removed as it is seen to attract ASB so there is nowhere to 

sit for the elderly or others needing to rest or wanting to relax.  Action to tackle ASB is required 
so residents are able to sit out and enjoy the local area. 

• Residents experience parking and transport problems on match days and need both better bus 
services and parking management as a matter of urgency. 

Expectations 
• Appropriate open space and play areas will be available for residents throughout the 

regeneration process – as well as a range of activities. 
• There will be safe pedestrian and cycle routes – and secure cycle storage.  
• The regeneration will provide high quality, flexible open spaces to support residents of all ages 

and cultures and reflect the qualities of a place that is valued and well used.  
• Existing mature trees will be retained if possible and where not, replaced on a greater than like 

for like basis 
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• Shared spaces will be designed to discourage anti-social behaviour and support community 
interaction and activity e.g. including areas where residents can barbecue with friends  

• A designated area for community allotments. 

• More high quality, safe, children’s playgrounds as well as sports areas to suit all ages and 
abilities. 

• More organised outside activities for children and adults of all ages. 
• Movement and parking of vehicles will support the estates calm/quiet residential character. 

• Parking spaces will be easily accessible to all homes - particularly those with elderly, vulnerable 
and disabled residents -  and a reservoir of permit parking for visitors, deliveries etc.  

• There will be a clear parking strategy for the new stadium and for Northumberland Park train 
station, a strategy which protects the needs of local people. 

• Discrete and convenient storage for waste and recycling and secure individual or communal 
covered storage for cycles. 

• Residents in all phases will be involved in the design of the common parts and landscaping 
around their new homes, with emphasis on security and the future management of the area. 

• Residents will be consulted on all open space and parking issues. 
• Local bus connections with buses run by local operators using sustainable fuel. 
 

   
 

Conclusions –  Open space, Streets and Transportation 
 

• The current open space does not meet the needs of the existing community and residents 
want facilities and activities which meet the needs of a sectors of the community.   

• ASB reduces the value of the existing open space further as residents often feel intimidated 
when they are out in the estate. 

• Parking restrictions and delays to bus services on Spurs’ match days both impact the local 
community negatively and something needs to be done to turn this around. 
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Section 6 – Design Principles/aspirations 

 
 

Context 
 

Residents in general seem to find it hard to look beyond the day to day issues which impact their 
lives, ASB, overcrowding, maintenance, repairs and cleaning.  Their aspirations when voiced are 
generally simple, they want good quality homes with sufficient storage, low energy costs and good 
acoustic separation which will accommodate their families and be affordable. 
With the exception of affordability, the issues raised in our discussions with residents reflected their 
experience of living in homes in the late 60s or 70s and consequently most of the aspirations they 
voiced are now set in the current statutory regulations and guidelines which determine the –much 
higher - standards to which today’s housing is designed and built: 

- Building Regulations 
- National Described Space Standards  
- GLA - London Plan 
- GLA Housing SPG (Supplementary Planning Guidance) 
- Local Borough Plans 
- Secured by Design principles 

 
 

Baseline Expectations – open space and transportation 
Information and trust 

• Residents need to understand what they can expect from their new homes so that they can relax 
about issues that are covered by regulations and guidelines and focus on other issues where 
they can make a real difference. 

• Once the masterplanning programme is developed residents want to be given a clear 
consultation programme so they understand what decisions need to be taken when and how 
they can get involved. 

Expectations 
• New properties will be of the highest possible quality to reduce future maintenance and 

energy/service charges. 
• New properties will have the highest possible levels of thermal and acoustic insulation. 
• All homes will be tenure blind. 
• Individual residents will have a choice of internal layout – e.g. whether it is open plan and 

whether the bathroom is separate from the toilet -  and also a choice in selecting the finishes 
and fixtures their new home 

• Homes will be designed to Greater London Authority space standards and Lifetime Homes and 
to Secure Design Principles.  

• The construction programme will be organised – within reason - to minimise disruption and 
disturbance to residents. 
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• Security will be seen as a priority in all aspects of the design and construction, with concierges/ 
trained security staff and CCTV used where appropriate. 

• Rubbish and recycling systems will be designed to be sustainable and will provide easy disposal 
for residents and efficient collection and cleaning processes. 

• Resident reps will sit on the project design panel with input at all stages of process – including 
selection of architects, consultants and contractors 

• Residents will be regularly updated on the regeneration process and consulted throughout, they 
will receive regular feedback on the design including how their input has contributed.  

• Consultation and engagement processes will be set up to reach out to and be easily accessible to 
all residents. 
 

    

   
 

 

Conclusions – Design principles/expectations 
 

• This aspect of the regeneration will be much more relevant to residents once the 
masterplanning process starts and they are involved in consultation activities.  At this 
stage, resident expectations relate to many issues which are required by current 
building regulations and design guidelines and as such are unlikely to be contentious.  
However, there will be many other issues where their input can make a positive 
contribution and to this end, residents want to make sure that they will be fully 
informed about and involved in the design process in a timely fashion.   

• Residents want to be consulted and they want resident reps on the design panel. 
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Section 7 – Jobs and Opportunities 

 
 

Context 
There are high levels of unemployment on the estate, particularly among young people who are 
seen to have few opportunities for training or employment.   
 

Baseline Expectations 
Information and trust 
• Residents believe that issues around gangs and ASB have arisen due to the lack of opportunities 

for young people on the estate which has led many to drift into gangs and criminal activities.  
Expectations 
• Local residents of all ages and backgrounds will be encouraged and supported to benefit from 

training, apprenticeships, jobs and other opportunities associated with the regeneration. 

• The regeneration process will work to tackle high levels of local youth unemployment and offer 
programmes, support, training and opportunities to develop self-confidence and aspirations and 
stop young people drifting into gangs. 

• There will be affordable workspaces and loans available for local Start-up companies. 
• Local employers will commit to paying the current London Living Wage.  
• Local organisations including North London College will work with the regeneration team using 

their local knowledge to support the development of training programmes, apprenticeships and 
employment opportunities which are relevant for local community.  

 

Conclusions – Jobs and Opportunities 
• High levels of youth unemployment are seen to be a route cause of ASB on the estate 

and residents feel that young people do not have the aspirations or opportunities they 
need to find good quality employment with good wages. 

• The regeneration needs to focus on providing training, apprenticeship and 
employment opportunities for young people in particular but for all Northumberland 
Park residents so they can benefit from the regeneration process. 
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Section 8 – Partnership Working and Engagement 

 
 
Context 
Residents are generally not well informed about the regeneration proposals, the estate wide survey 
identified 4 % who felt they knew a lot about the regeneration and 34% who knew nothing – the rest 
fell somewhere between the two. 
 

 
 

   
 
 

Baseline Expectations 
Information and trust 
• There is an issue around trust, residents are suspicious of the council’s motives relating to the 

regeneration and setting up an HDV. 

• Residents feel that they are not listened to and that their concerns are not addressed. 

• They feel that they have not been given information regarding the regeneration or answers to 
their questions. 

Expectations 
• Residents, including the Place and Safety Champions, will be involved in the regeneration 

process and reps will be including in the selection panel for the appointment of architects and 
other relevant consultants.  
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• Engagement activities will be set up to effectively reach out to all sections of the community. 

• Clear and up to date advice and information will be easily available for all residents at all times 
with translations available on request. 

• Regular regeneration newsletters will be produced and social media forums set up to keep the 
community informed and engaged. 

• There will be events organised to bring the community together. 
• It will be recognised that residents are central to the regeneration, they will be listened to and 

will no longer feel left in the dark. 
• Stakeholder forums and events will be set up and there will be a joined up approach to working 

with RAs, local service organisations and businesses etc. 

• Digital platforms will be available for those unable to attend meetings. 

Engaging with local leaders 
• Residents’ associations - NPRA, SALB, CLARA - will be supported to represent the community. 
• Local schools and service providers will be kept informed and will consulted where appropriate 

to help inform and support the regeneration process. 

 
 
 
 

Conclusions – Partnership Working and Engagement 
 

• Residents want to be kept informed of the regeneration process and want to be 
consulted in a timely and appropriate manner so that all sections of the community 
have an opportunity to get involved and make a positive contribution to regeneration 
proposals going forward.   

• It is important that all sections of the community are respected and listened to. 

• Residents also want to have representatives sitting on regeneration panels so they can 
put forward the residents’ point of view and make sure they are accounted for. 
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Section 9 – Conclusions moving forwards 
 

The main requirements for residents moving forward can be 
summarised as: 
• Information about the current and future housing situation of all residents – including 

the right to remain, guarantees relating to tenure and affordability and associated 
support. 

• Involvement in and effective consultation on the development of the regeneration 
proposals 

• Improved training and employment opportunities for residents – especially young 
people 

• A new community Centre in Phase 1 and improved external spaces, facilities and 
activities. 

• Focus on tackling ASB and security issues and improve maintenance, cleaning and 
repairs services on the estate as part of the regeneration process. 

• Improved match-day parking and bus services. 

• Design for security, high standards, low maintenance costs and resulting low service 
charges. 

 
 
 

 

If you have any comments or suggestions let us know 

PPCR Email: info@ppcr.org.uk   

Freephone: 0800 317 066 
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