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This report summarises research carried out in 2025 into the impact 
of the regeneration of the Cambridge Road Estate. The research 
was commissioned by the join venture between Royal Borough 
Kingston upon Thames and Countryside properties (part of Vistry 
Group). The aim was to establish a benchmark understanding of 
KRZ�UHVLGHQWV�IURP�GLɛHUHQW�WHQXUHV��EDFNJURXQGV�DQG�DUHDV�ZLWKLQ�
the estate have experienced the regeneration to help agencies and 
development partners improve their plans and services. It also acts 
as a baseline against which future change can be measured. 

The report was written by Simeon Shtebunaev, Lavanya Karthik and 
Nicola Bacon. 

The door-to-door survey was carried by Face Facts. Walking interviews 
were carried by Jessica Cargill-Thompson.  

We want to thank the Community Board for their support and 
engagement in developing the survey questionnaire and sharing their 
views of the regeneration with us. We are grateful to the individuals 
and organisations who took time out of their busy days to support this 
research, take part in workshops or be interviewed in stakeholder 
interviews.  

 
About 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 
VSDFHV��DɛHFWV�WKH�VRFLDO�IDEULF��RSSRUWXQLWLHV�DQG�ZHOOEHLQJ�RI�ORFDO�
areas. We work in the UK and internationally.

www.social-life.co

About this report

http://www.social-life.co
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In 2024, Social Life was asked by the Royal Borough Kingston upon Thames and 
�-3,2071'"#�.0-.#02'#1��.�02�-$��'1207��0-3.��2-�!�007�-32���ʉ'012�1-!'�*�4�*3#�
�11#11+#,2�-$�2&#�0#"#4#*-.+#,2�-$�2&#���+ 0'"%#��-�"�	12�2#��5-0)',%�!*-1#*7�
with residents and organisations that are supporting them. The research explored 
the impact that the Cambridge Road regeneration programme has on residents 
*'4',%�',�2&#��0#���"#1!0' ',%�#4#07"�7�*'$#��,"�2&#�120#,%2&1��,"�5#�),#11#1�-$�2&#�
*-!�*�!-++3,'27���&#�0#.-02�',!*3"#1�0#!-++#,"�2'-,1�2-�2&#�(-',2�4#,230#�2#�+�2-�
strengthen their future work on the estate.  
 
We found in Cambridge Road a strong, long-standing and well-established community which expressed 
positive sentiments about their local identity, links with neighbourhoods, willingness to act and ability to 
LQÁXHQFH�WKH�IXWXUH�RI�WKHLU�DUHD��7KLV�LV�VRPHWKLQJ�WR�EH�FHOHEUDWHG�DQG�SURWHFWHG��+RZHYHU��ZKHUHDV�
the social dimensions of the estate appear strong, the physical condition of buildings and the public 
realm is poor. Although the reputation of the estate seems to have improved there are still concerns 
about safety. We heard that potential erosion of community cohesion in the future are at the forefront 
RI�UHVLGHQW·V�PLQGV��ZLWK�ZRUULHV�DERXW�WKH�GHQVLÀFDWLRQ�RI�WKH�HVWDWH�DQG�WKH�PDUJLQDOLVDWLRQ�RI�H[LVWLQJ�
communities. Temporary residents in particular require better integration and support.  
 
Cambridge Road Estate’s regeneration is not happening in isolation; in the last decade there have 
been new developments to the north, east and south of the estate and another development is under 
FRQVWUXFWLRQ�WR�WKH�ZHVW��7KH�FXPXODWLYH�HɛHFW�RI�QHZ�GHYHORSPHQWV�LQ�WKH�DUHD�ULVNV�RYHUZKHOPLQJ�
services, creating tensions between communities and putting a strain on local facilities if not managed 
and coordinated.  

Introduction

Figure 1: �#*'4#07�-$�,#5�.*�7%0-3,"��,"�f�21�',��&�1#�:
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Figure 2: 
,$-0+�*�1-!'�*�',$0�1203!230#�',�.0'4�2#�7�0"1

Residents report that this is a place where neighbourly support and a 
sense of social solidarity have grown from the shared experience of 
living in the area. There are very strong feelings of neighbourliness 
97% of respondents indicated that the estate is a place people from 
GLɛHUHQW�EDFNJURXQGV�JHW�RQ�ZHOO�WRJHWKHU��5HVLGHQWV�ZDQW�WR�UHPDLQ�RQ�
the estate, with 76% expressing desire to do so, across tenures. People 
with temporary tenancies generally report a more negative experience. 
 
While 85% of residents report feeling safe walking at night, a quarter 
of all respondents express fear of crime on the estate. Residents report 
JHQHUDOO\�JRRG�KHDOWK�DQG�����DUH�VDWLVÀHG�ZLWK�WKHLU�ORFDO�DUHD�DV�D�
SODFH�WR�OLYH��6LPLODUO\������RI�UHVSRQGHQWV�DUH�VDWLVÀHG�ZLWK�WKHLU�OLIH�
overall. Both are higher than comparable areas.

5HVLGHQWV�DUH�JHQHUDOO\�VDWLVÀHG�ZLWK�IDFLOLWLHV�LQ�WKH�ORFDO�DUHD�+RXVLQJ�
TXDOLW\�VDWLVIDFWLRQ�LV�ORZ�DW������WKLV�LV�VLJQLÀFDQWO\�ZRUVH�WKDQ�
comparable areas. Almost half of those interviewed – 44% - indicate 
that their children do not have an outdoor space or facilities where 
they can play safely. 

Social & Cultural Life

�#7�ʉ',"',%1

“My children were brought up here. They used to play on the 
street with other children. We all know each other. It’s quite 
nice really. They are very supportive neighbours.” - Walking 
interview 
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0DMRULW\�������RI�SHRSOH�LQWHUYLHZHG�DJUHH�WKDW�WKH\�FDQ�LQÁXHQFH�
GHFLVLRQV�DɛHFWLQJ�WKHLU�ORFDO�DUHD��WKLV�LV�KLJKHU�WKDQ�LQ�FRPSDUDEOH�DUHDV��
Private tenants are least likely to agree with this (34%). The majority – 
������UHSRUW�WKDW�LW�LV�LPSRUWDQW�IRU�WKHP�WR�IHHO�WKDW�WKH\�FDQ�LQÁXHQFH�
decisions in the local area, higher than in comparable areas. 

People report a greater willingness to act compared to similar areas. 90% 
of those interviewed agree that people in the neighbourhood pull together 
to improve it; 71% indicate they would be willing to work together with 
others on something to improve their area. 10% of people interviewed 
have given any unpaid help or worked as a volunteer for any type of local, 
national or international organisation or charity.  
 
Stakeholders reported that there is a lack of clarity in the information 
DYDLODEOH�DERXW�WKH�UHJHQHUDWLRQ��5HVLGHQWV�ZHUH�UHFHLYLQJ�FRQÁLFWLQJ�
information, generating mistrust about the regeneration programme.

�-'!#�Ä�
,f3#,!#

Figure 3: Community notices in Impington block

“Other than networking, how do people find out what’s 
going on? A lot of people are isolated. How you persuade 
people to get involved in our community is difficult.” - 
Stakeholder  
 
“People are excited. They get positive news that they are 
moving to new houses, Then they are delayed.”- Walking 
interview
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Figure 4: Outdoor gym and benches on podium

�#7�ʉ',"',%1

There is good street social life and the estate as currently designed is 
generally tenure blind. There is little social infrastructure or meanwhile 
provision, and what is there – benches, play and gym facilities - varies in 
condition. There is no indoor provision on site, however, there is a lot of 
evidence of past provision such as community rooms, sport  infrastructure 
and a social supermarket. This contributes to a sense of dilapidation.  
 
The estate’s urban realm and built environment is often of poor quality 
DQG�QRW�ZHOO�PDLQWDLQHG��:D\ÀQGLQJ�DFURVV�WKH�HVWDWH�LV�GLɜFXOW��WKHUH�
DUH�D�ORW�RI�XQHYHQ�VXUIDFHV�DQG�SRRU�GHÀQLWLRQ�EHWZHHQ�SULYDWH�DQG�
public spaces. There are numerous alleyways which are not maintained, 
contributing to concerns about safety and the perception is that 
construction is exacerbating this.

Better provision for active mobility across the estate area is needed. 
Disabled-friendly provisions need to be better signposted, and adaptations 
introduced. Waste management on the estate need to improve. There are 
good mature trees on the site.

Amenities & Social 
Infrastructure

“There must be a bunch of young people, teenagers, who I 
don’t ever really see. There was some youth provision for 
a while but I haven’t heard from that recently or whether 
they’re continuing. I’d love to see more investment in young 
people’s lives.” - Stakeholder 
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Figure 5: �#*'4#07�-$��&�1#�:��*-!)1�5'2&��2-5#0�',� �!)%0-3,"

Majority (53%) of residents interviewed have a generally positive 
opinion of the regeneration, expressing enthusiasm for improvement 
in the quality of homes. Residents want the regeneration to lead to 
improvement of their living and housing conditions, better cleanliness, 
increased safety and better access to services and amenities. Residents 
are concerned that the sense of community is at risk of being eroded and 
want better places and facilities to socialise.

The majority of residents (53%) know little or nothing about the 
regeneration, this sentiment was corroborated by stakeholders and 
walking interviewees. Private and temporary tenants are least likely to be 
knowledgeable about the regeneration plans. Residents overwhelmingly 
DJUHH�������WKDW�IHHOLQJ�WKDW�WKH\�FDQ�LQÁXHQFH�GHFLVLRQV�DERXW�WKH�
Cambridge Road regeneration project is important to them.

Views of the 
�#%#,#0�2'-,

“The huge physical change that does feel like something 
is really happening that hopefully will be a really positive 
outcome for all the residents.” - Stakeholder  
 
It’s long way to go . We are in phase 5. We are helpless [...]
But it is not short-term process.  It is long term process. - 
Resident 
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This benchmark assessment uses the 
concept of social sustainability as a 
way to bring together and measure a 
5'"#�0�,%#�-$�$�!2-01�2&�2��0#�.0-4#,�
2-�',f3#,!#�*-!�*�/3�*'27�-$�*'$#��,"�
the strength of a community now 
and in the future. It is intended to 
.0-4'"#�2&#�12�02',%�.-',2�$-0�$3230#�
comparison throughout the course of 
the regeneration.

The research draws on previous work, by Social Life 
and Professor Tim Dixon in 2012, to devise and test 
a social sustainability measurement framework for 
The Berkeley Group.  The Berkeley Group framework 
organises these factors into three dimensions: Social 
DQG�&XOWXUDO�/LIH��9RLFH�DQG�,QÁXHQFH��DQG�$PHQLWLHV�
and Social Infrastructure. Ten indicators are used to 
assess social sustainability within this framework. 
The Amenities and Infrastructure dimensions were 
updated in 2025 following a revision of the built 
environment methodology.

The social sustainability assessment

This dimension describes the results of the Amenities 
and Social Infrastructure assessment. Indicators are 
EDVHG�RQ�'HVLJQ�IRU�+HDOWK\�+RPHV�$VVHVVPHQW�������
adapted by Social Life.

This section outlines how people feel about the social 
and cultural aspects of the neighbourhood. This 
section is based on the results of the household survey 
of people living on the Cambridge Road Estate. 

This section describes the extent to which people 
living and working in South Acton feel they have a say 
DQG�FDQ�LQÁXHQFH�GHFLVLRQV�DɛHFWLQJ�WKHLU�ORFDO�DUHD�
This section is based on the results of the household 
survey.

Amenities &   
Social Infrastructure

Social & Cultural Life

�-'!#�Ä�
,f3#,!#
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Better than 
comparable 
area

50%
feel they 
can  
LQÁXHQFH�
decisions

41%
thinks they 
are similar 
to people in 
the neigh-
bourhood

31%
value neigh-
bourhood 
friendship 
and rela-
tionships

32%
DUH�VDWLVÀHG�
with local 
area as a 
place to live

20% 
talk  
regularly to 
neighbours

36% 
is important 
for them to 
be able to 
LQÁXHQFH�
decisions 

Worse than 
comparable 
area

23% 
think peo-
ple from 
GLɛHUHQW�
backgrounds 
get on well 
together

10%
VDWLVÀHG�
with the 
quality of 
their home

1. This approach has been developed by 
Social Life to help understand how areas 
are faring. For more information see:  
http://www.social-life.co/publication/
understanding_local_areas/

35% 
feel they 
belong to 
neighbour-
hood

20%
feel safe 
walking 
home after 
dark

19%
feel they or 
people they 
live with 
might be a 
victim of 
crime

19% 
DUH�VDWLVÀHG�
with their 
quality of 
life

15% 
seek advice 
from  
neighbours

�#�&�4#�!-+.�0#"�2&#�0#13*21�-$�2&#�
;9;>���+ 0'"%#��-�"�	12�2#�"--0�2-�
"--0�1304#7�2-�1'+'*�0��0#�1���&#�"�2��
shows us where residents attitudes 
and experiences are stronger or more 
.-1'2'4#�2&�,�',�!-+.�0� *#��0#�1�
�',"'!�2',%�120#,%2&1���-0�+-0#�,#%�2'4#�
�',"'!�2',%�43*,#0� '*'2'#1��� 

The residents’ survey data was analysed using 
an approach that Social Life1 has developed to 
compare data from small areas to “comparable 
areas” - other areas nationally with similar social 
and physical characteristics. This uses national 
survey data from the Research Councils UK and 
2ɜFH�IRU�1DWLRQDO�6WDWLVWLFV��216��2XWSXW�$UHD�
&ODVVLÀFDWLRQV�� 
 

�-+.�0',%���+ 0'"%#��-�"�	12�2#�2-�1'+'*�0�.*�!#1

http://www.social-life.co/publication/understanding_local_areas/
http://www.social-life.co/publication/understanding_local_areas/
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The proposed recommendations 
are focused around the key areas 
that emerged from the research 
��!-++3,'!�2'-,��/3�*'27�-$�2&#�
physical realm and strengthening the 
community. 

In the long term, maintaining the strength of the 
existing community is critical for the success of the 
regeneration. In the medium-term, upgrading public 
realm, quality of homes and social infrastructure, are 
priorities. In the short-term, residents want to see 
improvements better communications, diversity of 
events and activities. Temporary residents are under-
served and require attention. 

Recommendations

1. Improve communications with diverse groups of residents about the 
regeneration, especially private and temporary residents and establish a clear 
mechanism for engaging new arrivals with the existing and wider community. 
Involve a broader spectrum of residents in the decision-making process to 
prevent erosion of trust and future tension. Simplify communication channels, 
reduce duplication, and use multiple methods of communication.

2. Encourage the creation of more formal and informal social infrastructure 
on the estate and meanwhile use – this includes hard infrastructure and soft 
infrastructure, prioritising youth engagement and provision of safe, inclusive 
spaces for children and teenagers.

3. Develop and deliver an urban realm and ground plane plan to improve 
ZD\ÀQGLQJ��WDFNOH�PDLQWHQDQFH��LPSURYH�OLJKWLQJ�DQG�VDIHW\�SURYLVLRQV�DQG�
promote an inclusive and accessible environment. The plan could address 
cycling lane provision, micro-mobility and accessibility, better waste 
management and re-activate ground plane. All phases of the development 
should be considered.

4. Improve housing quality across the estate, especially in later phases of the 
regeneration, including better repairs and maintenance.

5. Recognise and celebrate the existing strong community and oral histories 
of the estate by introducing estate-wide events and diversifying activities on 
WKH�HVWDWH�WR�FDWHU�IRU�GLɛHUHQW�JURXSV��HVSHFLDOO\�\RXQJ�DQG�HOGHUO\�SHRSOH��
&UHDWH�DFWLYLWLHV�WKDW�VSHFLÀFDOO\�FDWHU�IRU�WHPSRUDU\�WHQDQWV�DQG�WKDW�DGGUHVV�
LVVXHV�RI�DɛRUGDELOLW\�DQG�DFFHVV� 
 
6. Increase opportunities for volunteering on site and proactively promote 
those by encouraging and supporting the creation of diverse groups on litter 
picking, food sharing and growing, gardening or other. Create opportunities for 
informal and formal skill and support exchange on the estate.

Communication 
with and within 
the community 
 

�0-4'"',%� #22#0�
physical  and social 
infrastructure

�20#,%2&#,',%�2&#�
!-++3,'27�*-,%�2#0+
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The research has two key aims. We 
wanted to establish how residents are 
faring, understanding their perceptions 
of the estate and their daily life, their 
wellbeing, how they relate to neighbours 
�,"�"'g#0#,2�*-!�*�!-++3,'2'#1���,"�
2&#'0�4'#51�� -32�2&#�0#%#,#0�2'-,�2-�
"�2#���,"�1#!-,"*7�2-�"#4#*-.���1&-02�
set of recommendations to inform the 
next stage of the regeneration and the 
spending of the Social Value budget.  
 

7KLV�ÀUVW�DVVHVVPHQW�RI�WKH�VRFLDO�LPSDFWV�RI�
regeneration at Cambridge Road Estate provides 
a benchmark for measuring change and impact in 
the future. The assessment will be repeated at 
regular intervals, as phases of the regeneration are 
complete. We recommend the next assessment to 
take place after the completion and occupation of 
Phase 1. This work will continue to will feed into 
practical recommendations for the joint venture 
partners and for other agencies working in the 
area. We recommend the Joint Venture reports 
back annually to residents on how their feedback 
KDV�LQÁXHQFHG�GHOLYHU\.

About the research

Figure 6: Children’s play area in front yards of Barwell
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“To the station it’s 7-10 mins walk. 131 bus 
and N87. Kingston is walking distance, 
approx. 10 mins. Richmond Park is 15-20 
mins walk. Fairfield to walk the dogs is 5 
mins walk. And the cemetery. It’s like a 
forest” - Walking interview

�&#���+ 0'"%#��-�"�	12�2#

Owned and managed by the Royal 
Borough of Kingston upon Thames 
Council, the Cambridge Road estate was 
built during the late 1960s and early 
:B@91���,"�',!*3"#1���+'6�-$�*-5�0'1#��
&'%&�0'1#��.�02+#,21��,"�&-31#1��
,�
;9;9��2&#�!-++3,'27�4-2#"�2-�13..-02�
of the regeneration plans put forward 
by the council. There was a 86% turnout 
�,"�@<¸��7#1��4-2#�2-�0#%#,#0�2#�2&#�
#,2'0#�#12�2#����*�,,',%�.#0+'11'-,�5�1�
%0�,2#"�',��3*7�;9;;�5'2&�2&#�ʉ'012�.&�1#�
of the build starting in 2022.

Figure 7: ��+ 0'"%#��-�"�	12�2#��4'1'2�',�;9;=

The regeneration will deliver 2,170 new homes, 
LQFOXGLQJ�����DɛRUGDEOH�KRPHV��RI�ZKLFK�����ZLOO�
be council-rented, improved community facilities, 
green streets, play areas and other outdoor 
spaces, new jobs, local training opportunities and 
an enhanced estate layout. The regeneration is 
anticipated to take between 12 to 15 years, over 
ÀYH�SKDVHV�



14


,�2-2�*��',2#04'#51�5'2&�:@A�"'g#0#,2�
residents on the estate, 11 stakeholders 
and 10 walking ethnographies carried 
out. We also engaged in discussions with 
2&#��-++3,'27��-�0"�2-�"#4#*-.�2&#�
1304#7��,"��..0-�!&�

Who we spoke to

167

1

11

:9

14

street interviews 
with residents

5�*)',%�
#2&,-%0�.&'#1�5'2&�

residents

online surveys 
completed

built environment 
assessment

',�"#.2&�',2#04'#51�
5'2&��%#,!'#1��,"�
local stakeholders

�&#�+�',�0#1#�0!&�ʉ',"',%1�5#0#�2�)#,�
$0-+�',�"#.2&�120##2�',2#04'#51��5�*)',%�
',2#04'#51��,"�',�"#.2&�',2#04'#51�5'2&�
local agencies and stakeholders.
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Number of people interviewed

178 167 door to door* 
TOTAL 
Tenure 

Ethnicity

Age

75+

16-19

65-74

20-24

25-34

35-44

8%

10%

27%

14%

0%

4%

45-54 24%

55-64 14%

Gender

Male 41%

Female 59%

Disability

No 84%

Yes 16%

Location of 
employment 

Work in wider London

Hybrid work

Work in local borough

Mainly work from home 

57%
36%
4%
2%
1%

Other

Length of time living
 in Cambridge Road

Less than a year

10+ years

1-2 yrs

3-5 yrs

6-10 yrs

53%

22%

16%

4%

5%

11 online surveys
*demographic data breakdown based 
only on door to door 

61%

20% 19%

Secure council tenant Temporary council tenant, rented from council Private rented

34%

1%

0%

0%

13%

0%

4%

4%

2%

5%

5%

3%

1%

12%

2%

11%

0%

2%

1%

42%

1%

0%

0%

10%

2%

2%

1%

2%

4%

4%

1%

3%

11%

2%

6%

1%

3%

6%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

English/Welsh/Scottish/
Northern Irish/British

Irish

Gypsy or Irish Traveller

Roma

Other White background

White and Asian

White & Black Caribbean

White and Black African

Other mixed/multiple
 ethnic background

Asian Indian

Asian Pakistani

Asian Bangladeshi

Asian Chinese

Any other Asian background

Black Caribbean

Black African

Other Black

Arab

Any other ethnic group Census Data
n= 2,750

Survey
n= 165



Social Life is an independent research organisation created by 
the Young Foundation in 2012, to become a specialist centre of 
research and innovation about the social life of communities. 
Our work is about understanding how peoples’ day-to-day 
experience of local places is shaped by the built environment 
- housing, public spaces, parks and local high streets - and 
how change, through regeneration, new development or small 
LPSURYHPHQWV�WR�SXEOLF�VSDFHV��DɛHFWV�WKH�VRFLDO�IDEULF��
opportunities and wellbeing of local areas.

www.social-life.co

http://https://www.social-life.co/

