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About this report
This report brings together the findings of a research
project commissioned by Notting Hill Genesis into the social 
impacts of regeneration on the Aylesbury Estate in Southwark. 
An initial study was conducted in 2014-15. This second round of 
research took place between August 2020 and June 2021. 

More about this research is on our website:  
http://www.social-life.co/project/aylesbury_estate_2020/

We would like to thank the local residents, stakeholders and
traders who shared their knowledge, hopes and fears with us. We
appreciate their expertise and the time they put into this work
and hope the report will help bring about the changes they would
like to see in their local areas.

The report was written by Lucia Caistor and Nicola Bacon.
Research team: Jonah Rudlin, Jessica Gatta, Lavanya Kumaran, 
Santiago Peluffo Soneyra, Luis Tsukayama-Cisneros, Amarah Khan 
and Josh Mallins.

All photos and illustrations are by Social Life.

Social Life was created by the Young Foundation in 2012, to
become a specialist centre of research and innovation about the
social life of communities. All our work is about the relationship
between people and the places they live and understanding
how change, through regeneration, new development or small
improvements to public spaces, affects the social fabric,
opportunities and wellbeing of local areas. We work in the UK and
internationally.

www.social-life.co
@SL_Cities
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Introduction
This report describes the findings of a research project 
exploring how the Aylesbury Estate regeneration programme in 
Southwark, south London, is currently affecting people living in 
the area. 

Social Life was initially commissioned by the housing association 
Notting Hill Genesis in 2014 with the aim of exploring the social 
impacts of regeneration as the development progresses over the 
next two decades and to understand how local priorities and needs 
can inform future phases of planning, design and management. 
An initial benchmark study was conducted in 2014-15. This second 
round of research took place between August 2020 and June 2021, 
the bulk being carried out between August and November 2020, 
with some additional interviews in early 2021.

The research findings are a snapshot of how residents are 
experiencing regeneration in the early stages of the programme, 
when new housing has been developed but large areas of the older 
estate are still occupied. It compares how residents are faring now 
in comparison to when the baseline study was conducted 5 years ago. 

The majority of the research took place in the middle of the 
COVID-19 pandemic, as the restrictions following the first 
lockdown in March 2020 were eased and the second lockdown in 

Figure 1: Beaconsfield Road, Aylesbury Estate.
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Figure 2: Aylesbury Estate block names and new phases.

November 2020 had yet to start. Carrying out research at this time 
captured the experience of an estate living through crisis. The 
difficulties of life were reflected in many conversations and survey 
responses. The findings need to be put in the context of that 
time, and the fact that people’s relationship to the place they had 
lived in changed. It also had a significant impact on the research 
itself, which needed to adapt to this new context of dramatically 
increased social distance that inevitably affected our ability to 
connect with people. 

Southwark Council and Notting Hill Genesis intend to continue 
to repeat this assessment every three years throughout the 
regeneration programme. This report sets out the findings of the 
2020-21 research presented to Notting Hill Genesis.

Thank you to all the residents, former residents, traders and local 
stakeholders who contributed to this research. 
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Research methods
The aim of the research was to understand the everyday 
experience of people living and working in the Aylesbury Estate 
regeneration area and how this has changed over time. It explores 
how residents feel about their lives on the estate, what people 
feel about the neighbourhood and their neighbours, and about 
their situation at a time of significant change. 	

People living on the estate come from a very diverse range 
of nationalities, ethnicities and backgrounds which reflects 
the super-diversity of this part of Southwark. There are long-
standing residents remaining on the estate but at the same 
time the population churn noted in 2014-15 has continued. New 
residents have moved into the L&Q blocks, many secure tenants 
and leaseholders have been rehoused or have moved away, and a 
significant number of temporary residents have moved into the 
emptying blocks. In other blocks, those in the later stages of the 
redevelopment programme, the resident population will have been 
more stable as demolition is not imminent and secure tenants have 
not yet been given any increase in priority. However even in these 
blocks some secure tenants and leaseholders are choosing to move 
away to lessen disruption and uncertainty. The result is that the 
changes taking place will be experienced in many different ways. 

To try and capture the breadth of experiences on the estate, the 
research strategy devised to structure this project was mixed in 
approach, as no one single research method would reveal enough 
to build an understanding of the lives of Aylesbury’s residents. It 
was not possible to replicate the approach used in 2014-15 as this 
relied on a door-to-door survey, which was not possible at a time 

Figure 3: Bird’s eye view from Burgess Park of the regeneration area and wider context. Source: Google Earth.
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of COVID-19 restrictions and social distancing. Instead, a greater 
emphasis was put on qualitative data gathered through a smaller 
number of more intensive and in-depth interviews.

A snapshot of everyday life and feelings about the regeneration has been 
built through a collection of primary data gathered from stakeholder 
interviews, street interviews with residents, interviews with traders, 
walks, ethnographic observations, phone interviews and an online survey.   
Secondary statistical data has been collected from various government 
agencies and the local authority, Southwark Council. 

Research themes
Social Life uses four key domains to assess the social sustainability 
of an area: 

Amenities and Social Infrastructure: Facilities & support 
services for individuals & communities: schools, social 
spaces, transport & community workers; spaces and 
places that allow people to meet and develop their social 
relationships. 

Social and Cultural Life: Sense of belonging, wellbeing, 
community cohesion, safety, relationships with 
neighbours, relationships between people from different 
backgrounds & local social networks. 

Voice and Influence: Residents’ ability & willingness to 
take action to shape the local environment; structures 
to represent residents & engage them in shaping local 
decisions; residents’ sense of agency and control over 
their daily life in the neighbourhood. 

Adaptability and resilience: Flexible planning; housing, 
services & infrastructure that can adapt over time; 
adaptable use of buildings & public space; ability to 
withstand future economic and social shocks.

For the initial research in 2014, the household survey results were 
benchmarked against what would be expected in comparable areas. 
This assessment of the estate in comparison to other similar areas 
across the UK gives an initial overview of how the area is faring as 
a whole1. The 2020 research used more qualitative methods to gain 
more in-depth data, and also to mitigate the impact of the pandemic. 
This makes benchmarking of the data more complex, nevertheless, 
a wealth of primary data has been collected through other means 
and comparisons can still be made to the 2014-15 research to help 
understand the changes that have occurred since then.

1. This approach has been 
developed by Social Life to 
help understand how areas are 
faring. It enables a prediction 
to be made of how residents 
are likely to feel about their 
neighbourhoods, their sense 
of belonging, their fear of 
crime, their wellbeing, and 
their relationships with their 
neighbours and between 
different groups living in an 
area. 
For more information see:  
http://www.social-life.co/
publication/understanding_
local_areas/
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Who we spoke to
In total, 157 different residents, traders, stakeholders and former 
residents were interviewed for this research. The main research 
findings were taken from street interviews and in-depth interviews 
with local agencies and stakeholders.

Figure 4: Who we spoke to, 2020-21

Key findings
1.	 Amenities and Social Infrastructure: Overall, people’s 

feelings about amenities and social infrastructure in the area 
were very similar to 2014-15. There was a fall however in 
satisfaction with the current housing situation. This is very 
low as the condition of the old estate declines. The physical 
condition of the estate, and the lack of community spaces 
and facilities, is not supportive of residents’ individual and 
collective wellbeing. However, transport, schools, health 
services and the nearby parks are all strong local assets in 
addition to a range of supportive third sector organisations 
who are very active and are valued locally.

2.	 Social and Cultural Life: Neighbourliness and belonging are 
very strong on the estate. Many residents’ families have lived 
here for generations and there are strong relationships and ties 
that have formed over the years with a very diverse population 
learning to live together. At the same time, the population is 
changing and this is having an impact on the social dynamics 
of the estate and is weakening some aspects of social and 
cultural life. With the demolition of the blocks, people are 
moving away and also new residents are moving into the 
new blocks and into temporary accommodation. People feel 
safe overall, however the blocks that are emptying out are 
becoming serious magnets for anti-social behaviour and crime.

Who we spoke to

In-depth interviews with agencies 
and local stakeholders24

Street interviews with residents81

Walking ethnographies with 10 
residents9 Ethnographic observations4

Online survey of former 
residents26

Local trader interviews13

10 Interviews with former 
residents27
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Figure 6: Aylesbury Estate, outdoor gym.

3.	 Voice and Influence: Residents’ sense of voice and influence 
is very low. People living on the estate often feel powerless 
and that they have little control over what happens in the 
area. This has been exacerbated by the visible decline of 
the condition of the existing estate, particularly during the 
pandemic, and a feeling that the council have been unable or 
unwilling to manage its upkeep. There are an increasing number 
of residents in temporary accommodation who have very little 
say or feeling of investment in the estate. There are more 
active long-standing residents, however their voice is not always 
representative of the estate’s population. 

4.	 Adaptability and Resilience: The research gave valuable 
insight into residents’ experiences during the pandemic and 
how strong local relationships, social networks and the work of 
different agencies supported resilience and helped people get 
by in already difficult circumstances. 

5.	 Feelings about the regeneration: There are very mixed 
feelings about the regeneration and there is a disparity 
between different people’s experiences of the changes taking 
place. Attitudes toward the regeneration have changed for the 
worse since 2014-15. As residents see the blocks coming down, 
there is a sense of inevitability about the fact that they will 
have to leave their homes. Residents can see the new housing 
going up in the First Development Site, however it is not 
clear to them when they will be able to move in. Most council 
tenants want to stay council tenants despite many having 
animosity towards the council for the poor condition of the 
estate. 
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Figure 7: Asset map of the Aylesbury Estate regeneration area, June 2020.
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The social sustainability 
assessment
Everyday life on the Aylesbury Estate has changed between 
2014-15 and 2020-21. Increasing disrepair, population churn, the 
replacement of longer standing residents who were often part of 
stable social networks with more vulnerable people on temporary 
tenancies have taken a toll on community life. In spite of this, 
many of the estate’s assets remain: its strong services and access 
to facilities, its neighbourliness and sense of belonging.

In 2015 the benchmarking research concluded with a social 
sustainability assessment of the estate. We have revisited this 
assessment, drawing on the qualitative data from this first round 
of research. 

•	Amenities & infrastructure: the provision of services and 
facilities remain a strength of the estate, however physical 
infrastructure is dilapidated and the score also reflects the 
ongoing impact of housing disrepair on residents’ lives. This is 
weaker than in the previous assessment.

•	Social & cultural life: this is lower, reflecting the loss of social 
supports and social networks and weaker relationships between 
groups as the population has changed.

•	Voice & influence: this is unchanged, remaining weak. Residents 
continued to report feeling powerless. 

•	Adaptability & resilience: The strong response of agencies during 
the pandemic has supported residents, in spite of poverty and 
difficulties, this is unchanged since the benchmark.

Figure 8: L&Q Site 1a
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Figure 9: The Aylesbury Estate Social Sustainability score, 2014-15 and 2020-21

Voice & Influence 
Low sense of influence, 
control and involvement 
in actions to shape 
environment.

Amenities & Social 
Infrastructure 
Good schools, health 
services, transport, green 
spaces. Poor quality 
environment, lack of 
community spaces. 

Social & Cultural Life 
Good neighbourliness, 
decrease in sense of 
belonging and community 
cohesion.

Adaptability & Resilience
Adaptable population, 
good social supports. High 
poverty and vulnerability. 
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Strong

MediumWeak

Medium

Weak

Medium

Weak

Medium

Voice & Influence 
Low sense of influence, 
control and involvement 
in actions to shape 
environment.

Amenities & Social 
Infrastructure 
Good schools, health 
services, transport, green 
spaces. Poor quality 
environment. 

Social & Cultural Life 
Good neighbourliness, 
sense of belonging, 
community cohesion.

Adaptability & Resilience
Adaptable population, 
good social supports.
High poverty and vulnerability. 
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