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01 Executive Summary

IN THIS SECTION  
 Ź Activities and Communications Summary 

 Ź Phase 2B plan evolution

 Ź Key themes from the community

 Ź Stakeholder map

 Ź Next steps

OVERVIEW 

From June 2021 to March 2022, a robust 
engagement and consultation programme was 
conducted by Soundings, in partnership with 
Notting Hill Genesis and the London Borough of 
Southwark, to support the development and design 
of the Aylesbury Phase 2B Regeneration area. 

The focus of the engagement has been to gather 
local insights and knowledge from residents and 
stakeholders in and around the Phase 2B area 
throughout the design process, while aspiring to 
deliver more affordable homes, better connections 
and active travel options since the 2016 Aylesbury 
Estate Masterplan was approved.
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1.1 INTRODUCTION

1.1.1 Aylesbury Estate Regeneration – 
Phase 2B

In 2014 Notting Hill Housing Trust was chosen 
as Southwark Council’s development partner to 
complete the Aylesbury regeneration, delivering 
3,500 new homes to replace existing blocks. In 
2015 they gained outline planning permission for 
the Aylesbury Estate Masterplan including detail 
planning for the First Development Site, which is 
currently under construction.

In 2018 Notting Hill joined with Genesis housing 
association making one of the largest housing 
associations in London and the  
South East. 

New homes are being delivered for the London 
Borough of Southwark on the First Development 
Site (Contract A) and (Contract B) and NHG are 
currently delivering Plot 18 which includes social 
rent and market rent homes centred around 
VLJQL¿FDQW�FRPPXQLW\�IDFLOLWLHV�LQFOXGLQJ�D�KHDOWK�
centre, library, nursery and a new public square.  

NHG consulted on amended proposals for the First 
Development Site (Contract C) throughout 2021 
and subject to a Section 73 planning application 
will be delivering social rent, shared ownership and 
market sale homes on the First Development Site 
(Contract C) with works commencing in early 2023.

While much of the Phase 2B site, the subject of this 
consultation, sits within the boundary of the outline 
planning permission, the proposed development 
is a standalone scheme that builds upon the 
principles established within the Aylesbury Estate  
Masterplan. It comprises a mixed-use development 
that will contribute towards the regeneration of the 
wider Aylesbury Estate. 

Consultation on Phase 2B began in 2015-16 but 
was paused; a new process started in May 2021 for 
ZKDW�ZLOO�EH�D�IUHVK�SODQQLQJ�DSSOLFDWLRQ�WR�UHÀHFW�
WKH�VLJQL¿FDQW�SROLF\�DQG�VRFLDO�FKDQJHV�±�LQFOXGLQJ�
the creation of a new Southwark Local Plan, new 
London Plan policy about re-providing social 
housing, the climate emergency and the  
COVID-19 pandemic. 

The site sits between Thurlow Street to the west, 
Albany Street to the south, Bagshot Street to the 
east and Kinglake Street to the north. Forming a 
new neighbourhood integrated into the surrounding 
streets, communities and parks.

There are currently 373 existing homes on the 
Phase 2B site. The redevelopment will deliver 614 
new homes (1,927 habitable rooms) which will 
EH�����DIIRUGDEOH�E\�KDELWDEOH�URRP�±�LQFOXGLQJ�
163 for social rent (738 habitable rooms) and 82 
LQWHUPHGLDWH������KDELWDEOH�URRPV��±�WZR�QHZ�
public spaces, a multi use games area (MUGA) and 
JURXQG�ÀRRU�FRPPHUFLDO���FRPPXQLW\�XVHV��

1.1.2 Pre-Stage 1 engagement

Notting Hill Genesis had been on site since 2015, 
prior to the Phase 2B design stages commencing 
in June 2021, building relationships with estate 
residents through community participation in 
different social programmes, design consultations 
and youth engagement.

Southwark Council have been leading on the re-
housing process. NHG has assisted by providing 
housing options in other nearby developments 
(Camberwell Fields, Manor Place Depot, Peckham 
Place). 
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1.1.3 Community consultation and 
engagement

Soundings were appointed by NHG in February 
2021 to carry out community and stakeholder 
consultation and engagement to ensure that 
community views are heard and have the 
RSSRUWXQLW\�WR�LQÀXHQFH�WKH�SODQV�DV�WKH\�
developed. The aims of the process have been to:

• Be inclusive, accessible, transparent, engaging

• Use a variety of different ways to communicate

• Raise awareness of the regeneration

• Facilitate constructive dialogue between local 
UHVLGHQWV��WKH�GHYHORSPHQW���GHVLJQ�WHDP

• Provide the opportunity for local residents and 
stakeholders to see the proposals for the site 
and to feed back their views

• Communicate the feedback from the local 
community to the design team

• Inform the Phase 2B plans development.

• Present the evolution of the designs in a clear 
and straightforward manner

1.1.4 Youth and protected groups

The Aylesbury Estate has a very diverse population, 
with a large number of residents with Black, African 
DQG�&DULEEHDQ�RULJLQV��DQG�D�VLJQL¿FDQW�/DWLQ�
American population. Young people form a larger 
part of the community than the UK average.

A number of targeted activities, from coffee catch-
ups, to the pop-ups and dedicated sessions and 
a youth engagement programme ensured that 
the views of these groups were heard. A series of 
creative co-design workshops with young people 
living on the estate, led by the landscape architects, 
informed the plans for Bagshot Park and provided 
general understanding of how the young people 
experience public realm in their daily lives and 
through COVID-19.

1.1.5 COVID-19 response

The engagement process has been a mix of online 
and in-person events, working around government 
guidance and restrictions to ensure people’s 
VDIHW\�¿UVW��PD[LPLVLQJ�DFFHVVLELOLW\�LQ�DQ�DUHD�
where digital poverty is rife. NHG have provided 
computers as part of the social investment during 
COVID as well as other measures to help people 
maintain communications and support their  
mental health.

1.1.6 Southwark draft Development 
Consultation Charter

The SCI follows the guidance included in London 
Borough of Southwark’s (LBS) draft Development 
Consultation Charter by providing: 

• An Engagement Summary of the pre-
application process and how this has informed 
the plans (‘you said: we did’), Section 03

• A Social Value Statement describing the 
economic, social and environmental impacts of 
the Phase 2B site redevelopment, Section 04

• An Engagement Plan setting out how NHG will 
support the statutory consultation and continue 
to engage with the community, Section 09

An Equalities Impact Assessment (EQIA) has  
also been submitted separately as part of the  
planning application.

1.1.7 Statement of Community 
Involvement

7KLV�GRFXPHQW�GHVFULEHV�WKH�SURFHVV�DQG�¿QGLQJV�
and shows how the development team has  
adapted the designs in response to community 
feedback. An Engagement Summary table is 
provided in Section 1.5 outlining the key feedback 
and comments received. 
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1.2 SUMMARY OF EVENTS AND INVOLVEMENT

1.2.1 Three-stage process

Three rounds of consultation and engagement took 
place between June 2021 and March 2022 to inform 
the design and development of Phase 2B and the 
new planning application. The starting point was the 
long-term process of community engagement and 
stakeholder meetings that had been in operation 
since 2015. Each stage aligned with the design and 
planning process, outlined here.

A varied programme of in-person and online events, 
digital and printed media, targeted workshops and 
street pop-ups was used to maximise the breadth 
of the engagement, reaching all key demographics 
across the area, including some traditionally harder 
to engage.

This set up an ongoing conversation whereby what 
was heard during one stage of consultation could 
EH�DFWHG�RQ��DORQJVLGH�RWKHU�LQÀXHQFLQJ�IDFWRUV��
then fed back to consultees to explain how the 
Phase 2B plan had evolved and seek further input. 

Stage One: Introducing the project

-XQH�±�$XJXVW�����

Stage One included a series of online youth 
workshops, online stakeholder one-to-one meetings 
and street-based pop-ups. 

A chance to revisit what had been heard in earlier 
FRQVXOWDWLRQV�����������DQG�RQJRLQJ�HQJDJHPHQW��
and to share some high-level aspirations for the site 
DQG�FKDQJHV�LQ�SROLF\�WKDW�KDYH�LQÀXHQFHG�FKDQJHV�
to the Phase 2B plan since 2016. 

Stage Two: Concept plans

6HSWHPEHU�±�'HFHPEHU�����

Stage Two included two in-person public 
exhibitions, youth club and schools’ workshops, 
public online discussions and a range of one-to-one 
stakeholder meetings.

Concept plans could be shared with local residents 
and stakeholders, design development explained, 
and feedback sought.

6WDJH�7KUHH��5HYLVHG���¿QDO�GUDIW�SODQV� 
(pre application)

-DQXDU\�±�0DUFK�����
Following the revision of the Concept Plans, 
incorporating feedback heard at Stage 2, Revised 
Plans were publicly presented, with changes again 
highlighted. Further comments and insight was 
VROLFLWHG�SULRU�WR�WKH�¿QDO�3KDVH��%�SODQV�EHLQJ�
produced for submission.

Stage Three included a dedicated session for 
the Latin American community, online themed 
workshops and a public Q&A; an outdoor public 
exhibition (four weeks); printed information in local 
libraries; a street pop-up; and group walkabouts. 
 
1.2.2 Communications
A project website (aylesburyphase2b.
commonplace.is) was set up to provide: a 
GHGLFDWHG�ORFDWLRQ�WR�¿QG�FOHDU�DQG�XSGDWHG�
information on the Phase 2B plan; an easy-to-use 
portal where comments could be submitted. Printed 
À\HUV�DQG�SRVWHUV�ZHUH�GLVWULEXWHG�IRU�HDFK�VWDJH�
of engagement as well as email newsletters and 
social media posts. These linked to the website. 
 
1.2.3 Feedback channels
Multiple feedback channels were used to make 
participation as easy as possible: in-person and 
online conversations; printed surveys and canvas 
cards; postcards for open comments; workshop 
drawings; via the project Commonplace website; 
email (aylesbury@nhg.org.uk); telephone.

1.2.4 Feeding into the Phase 2B plans
Findings from the consultation have been regularly 
discussed with the NHG communications and 
development team, lead architects Maccreanor  
Lavington and lead landscape architect EAST to 
help inform the thinking and Plan’s development. 
• Members of the project team attended all 

consultation events to discuss the project and 
KHDU�IHHGEDFN�¿UVW�KDQG�

• Findings from events are fed back to the wider 
team shortly after.

• Dedicated sessions with the project team to 
SUHVHQW�DQG�GLVFXVV�FRQVXOWDWLRQ�¿QGLQJV�
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������)DFWV�DQG�¿JXUHV

An overview of events and activities that have 
taken place in producing the Phase 2B plan.
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• 415 units
• One 20 storey building
• Thurlow Street frontage - 8 storeys
• Other buildings up to 8 storeys

• Over 600 units 
• 2QH����VWRUH\�EXLOGLQJ���VHUYLFHV�ÀRRU�
• Thurlow Street frontage - 9 storeys
• General heights - 5-7 storeys
• A range of buildings and architectural designs 

WKDW�UHÀHFW�WKH�ORFDO�LGHQWLW\�����$UFKLWHFWV

• Over 600 units 
• 2QH����VWRUH\�EXLOGLQJ���VHUYLFHV�ÀRRU�
• Thurlow Street frontage - 9 storeys
• General heights - 5-7 storeys 

• New neighbourhood park with play areas
• 1HZ�JURXQG�ÀRRU�VSDFHV�IRU�FRPPHUFLDO���

community use
• Improved connections (pedestrian and cycle 

routes)

1.3 PHASE 2B PLAN EVOLUTION 2016 – 2022

Early ideas shown in 2016

Plan as shown in July 2021

Concept plan as shown in October 2021

Since consultation took place on Phase 2B in  
���������WKHUH�KDYH�EHHQ�VLJQL¿FDQW�SROLF\�DQG�
social changes. These include a new Southwark 
Local Plan - with which the plans must now comply. 
In response to these, extensive changes have been 
made to the Phase 2B plans. 

As the Phase 2B plan evolved, continuous 
engagement with residents, businesses and 
stakeholders has taken place in order to gain local 
LQVLJKW��¿UVW�LQ�6XPPHU�������DQG�PRUH�UHFHQWO\�LQ�
Summer and Autumn 2021, and Spring 2022.

NHG and the design team have taken on board 
what the community has voiced in these sessions, 
alongside other factors, and continued to revise and 
improve the scheme. 

Thurlow Street

Albany Road

Bagshot Street

Thurlow Street

Albany Road

Bagshot Street

Thurlow Street

Albany Road

Bagshot StreetKinglake Street
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Revised plan as shown in January 2022

• 2YHU�����XQLWV��UDQJLQJ�IURP���SHUVRQ�ÀDWV�WR�
5-bedroom family maisonettes 

• 2QH����VWRUH\�EXLOGLQJ���VHUYLFHV�ÀRRU�

• Thurlow Street frontage - 9 storeys

• General heights - 5-7 storeys

• Legible routes through

• Wide, tree-lined streets

• Two new public spaces

• 7KXUORZ�6TXDUH�UHFRQ¿JXUHG

• Improved play and sport facilities 

• New commercial spaces closer to Thurlow 
Street

Block 5A

Block 4A
Block 4D

Block 4B

Block 5C

BURGESS 
PARK

THURLOW STREET

KINGLAKE STREET

ALBANY ROAD

BAGSHOT  STREETBagshot Park

Thurlow 
Square

SURREY  
SQUARE
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1.4 KEY THEMES

7KH�IROORZLQJ�NH\�WKHPHV�ZHUH�LGHQWL¿HG�DV�
important to the Aylesbury Estate community 
and discussed at different stages across the 
consultation, using a variety of media. These key 
themes are discussed further in the analysis of 
Stages 1-3 consultation.

Site layout and design principles | 
Architectural identity

Spatial layout and design principles

Looks at what goes where and how to arrange 
the site so that it is inviting and intuitive. Covers 
building heights, the general shape and size 
of buildings and density. Considers views and 
‘human scale’ design. It also looks at spatial and 
design integration with surroundings streets and 
neighbourhoods

Architectural style and identity

What sense of place will be created and how 
[OPZ�YLÅLJ[Z�SVJHS�PKLU[P[ �̀�5V[�VUS`�YLSH[LK�[V�
the physical treatment of public spaces, street 
furniture, signage and façades but also how the 
use of the site can contribute to a distinctive 
identity. And the way it welcomes neighbours.

New homes

Interior layouts and design

Exploring the design of the new homes and how 
these compare to the existing. The layout, storage, 
KHDWLQJ��QDWXUDO�OLJKW��HQHUJ\�HI¿FLHQF\�DQG�RSWLRQV�
IRU�RSHQ�SODQ�RU�VHSDUDWHG�NLWFKHQ�GLQLQJ�DUHDV��
The importance of views and overlooking children’s 
play spaces.

Private and shared outdoor amenity space

Considers both the private and public amenity 
spaces on offer which include public open spaces 
such as a new park and square and the private 
amenity space for each new home, such as 
balconies and private gardens. Shared communal 
courtyards are also provided for future residents 
which include secure play spaces for younger 
children and also more protected spaces for elderly 
or vulnerable residents.  

Access & movement

Active Travel

Considers connections to from and within the site, 
pedestrian movement, cycle lanes and control of 
vehicle access to avoid rat-running and create 
people friendly spaces.

Private vehicles and parking

Explores the options for private vehicles in the 
area, while prioritising the safety of pedestrians and 
cyclists. Also considers accessibility for residents, 
and those who require parking provision.
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Landscaping & public spaces

Public spaces - (including non-residential 
JURXQG�ÀRRU�XVHV�

Explores the design of two proposed new public 
spaces: Bagshot Park, a green space facing 
Bagshot Street, and Thurlow Square, a more 
civic-style square. Thurlow Square is linked to 
D�QHZ�FRPPHUFLDO�FRPPXQLW\�IDFLOLW\�DQG�IDFHV�
onto Thurlow Street, with retained mature trees. 
The public spaces consider issues of anti-social 
behaviour, management and maintenance.

One of the best loved aspects of the scheme.

Greener streets

Looks at the design of green streets, maximising 
tree planting and planting in general, Green links to 
Burgess Park and Surrey Square Park.

Bagshot Park - new multi-use games area 
(MUGA) and play space

Design of a new MUGA, play features and general 
landscape for Bagshot Park (and Kinglake Estate) 
Considering different ages, genders and needs.

Sustainability

Key principles

6XVWDLQDELOLW\�ZDV�LGHQWL¿HG�E\�WKH�FRPPXQLW\�DV�
one of the most important principles that should 
run through all aspects of the design; this includes 
consideration of climate mitigation measures, 
biodiversity, tree retention as well as the proposed 
heating system and individual home occupier control 
methods to minimise energy consumption and bills. 
,W�DOVR�LQFOXGHV�WKH�VSHFL¿FDWLRQ�RI�SODQWLQJ��DQG�WKH�
management and maintenance plans.

Community

Sense of community

Explores what contributes to the connections 
between people and places in and around the 
Aylesbury Estate, by discovering what people 
value, and what makes people feel safe and 
secure.

Commercial Use

Contributes to the wider sense of community. 
Provides places to meet among the community, 
with uses and facilities that encourage and support 
a network of connections with neighbours.
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Site layout & design principles | Architectural identity

General concerns 
around the size of new 
homes

Positive about increase 
in number of homes. 
More social rent and 
affordable desired
Concerned about:

- Increased density 
pressure on 
infrastructure  
- Regeneration impact 
on sense of community 
- Need for a community 
��VRFLDO�VSDFH�IRU�DOO 
- Retaining green feel 
- Impact of 25 storey 
building on Burgess 
Park and the local area

50% of homes across 
Phase 2B affordable by 
habitable room

75% of these at social 
rent levels; and 25% 
shared ownership

NHG investing in 
the local community, 
including strong social 
value programme (See 
Social Value Statement, 
Section 04)

We did:We did:You said: You said:

Generally social 
rented homes will 
be the same size or 
larger than current 
ones

Private and shared 
ownership homes will 
meet London Plan 
requirements as a 
minimum

1.5 ENGAGEMENT SUMMARY

As per the draft Southwark Development 
Consultation Charter, this engagement summary 
table sets out what was heard in successive 
consultations. It notes the key issues, aspirations 
and concerns expressed by residents and 

stakeholders, and how these have been responded 
to as the Phase 2B plan has progressed.

)XOO�GHWDLOV�RQ�WKH�¿QGLQJV�IRU�HDFK�FRQVXOWDWLRQ�
stage can be found in Sections 05-07.

Phase 2B Early 
Consultation

2015-16
Stage 2:Stage 1: Introducing the Project

June-August 2021
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More than 85% 
supported Phase 2B 
plan
The two new public 
VSDFHV�±�7KXUORZ�
Square and Bagshot 
3DUN�±�ZHUH�SRSXODU
Still concerned about 
the impact of the 25 
storey building on views 
from Burgess Park and 
also shadowing the site

Long distance views 
from homes are 
important as well as 
good orientation

The design of the 
buildings contributes 
to the sense of place 
in the Aylesbury 
neighbourhood

There are similar 
characteristics to the 
proposed buildings, like 
the use of red, brown 
and pinkish bricks

There are also lots 
of individual design 
ÀRXULVKHV�IURP�HDFK�
RI�WKH�¿YH�GLIIHUHQW�
architecture practices

Responses generally 
supportive, people liked 
the look of the layout 
and found the design 
generally attractive

The overall look & 
feel could be more 
distinctive of Aylesbury
Concerns over impact 
of density remains

Desire to see the plan 
integrate with the 
VXUURXQGLQJ�VWUHHWV��
neighbourhoods e.g. 
street greening

Blocks 5A & 5B have 
been combined at 
request of Southwark 
SODQQLQJ�RI¿FHUV�
resulting in a 
UHFRQ¿JXUHG�7KXUORZ�
Square and commercial 
spaces

25-storey building more 
streamlined and set 
back to reduce impact

Shadow tests have 
been undertaken and 
the building designs 
have adapted to 
minimise impact

We did:We did:You said: You said:

Concept Plans
Sept-Dec 2021

Stage 3: Revised Plans
Jan-Mar 2022

Planning 
Application
Spring 2022
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We did:We did:You said: You said:

New homes

Concern about the size 
of the new homes and 
whether they would 
be as generously 
proportioned as the 
existing ones

And that there would be 
homes for families

Values desired:

• Robustness
• *HQHURXV�VL]H��

family-sized
• Private outdoor 

space e.g. balcony 
or small garden

• 6RXQGSURR¿QJ
• Low energy usage
• Control of heating
• Fire safety
• See children 

playing
• Dual aspect
• Natural light
• Storage
• Accessibility
• Flexibility

Social rent homes 
are more generously 
proportioned than UK 
standards and match or 
H[FHHG�WKH�VL]H�RI�ÀDWV�
on the estate

The development will 
be tenure blind. Private 
and social housing will 
be built to the same 
standards
(YHU\�ÀDW�ZLOO�KDYH�LWV�
own balcony or private 
outdoor space

All homes will be policy 
compliant in terms 
of accessible and 
adaptable and 10% are 
wheelchair adaptable

Generally social rented 
homes will be the same 
size or larger than 
current ones

17% of the total units 
will be family units 
and 50% of the social 
rented homes will be 
family accommodation 
(3, 4 and 5 bed)

Due to the increase 
in density there will 
be no town houses, 
but there will be a 
large percentage of 
maisonettes, mostly 
RQ�WKH�JURXQG�DQG�¿UVW�
ÀRRUV�ZLWK�DFFHVV�WR�
large private gardens

Phase 2B Early 
Consultation

2015-16
Stage 2:Stage 1: Introducing the Project

June-August 2021
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We did:We did:You said: You said:

General support for 
designs of homes 
and shared residents’ 
gardens

Calls from activist 
groups for greater 
proportion of social rent 
homes on Phase 2B, 
a point also raised in 
Stage 3 and responded 
WR�LQ�¿QDO�FROXPQ

Progressed with plans 
that include these 
features

The planning 
application for Phase 
2B includes a total 
of 50% affordable by 
habitable room which 
can be broken down 
into 163 social rent 
homes (738 habitable 
rooms) ranging from 
��EHG�ÀDWV�WR���EHG�
maisonettes and 82 
intermediate homes, 
with a total of 225 
habitable rooms

See Accommodation 
Schedule with 
application

Positive response to 
designs for new homes. 
Respondents and 
workshop participants 
said they liked:

• Natural light  

• Dual aspect 

• User controlled 
heating 

• Generous 
dimensions

• (QHUJ\�HI¿FLHQW�
measures

• *DUGHQV�EDOFRQLHV�
(with views) 

• )OH[LEOH�OD\RXWV�
adaptability

Increased area of 
shared residents’ 
gardens

Priorities remain 
consistent 

Developed detail plans 
and typologies and 
shared these at an 
online workshop and 
the Stage 3 exhibition

Concept Plans
Sept-Dec 2021

Stage 3: Revised Plans
Jan-Mar 2022

Planning 
Application
Spring 2022
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Access & movement

Desire for a cycle and 
pedestrian-friendly 
area that is easy to 
get around, including 
improved east-west 
routes 

&ODUL¿FDWLRQ�UHTXLUHG�RQ�
FDU�SDUNLQJ�±�ZLOO�WKHUH�
be less than currently 
provided

Mixed views on 
proposals for street 
parking

Interest in way-marking 
of green streets

Concerns over access 
to nearby streets being 
impacted (making it 
more complex) and on 
rat running between 
Thurlow Street and 
Old Kent Road being 
enabled. Safety and 
security important

Segregated cycle lanes 
requested on Albany 
Road and Thurlow 
Street 

Green streets are 
important for value 

Aylesbury residents 
keen to retain their 
parking spaces

The street layout 
includes controlled 
access and movement 
to avoid rat-running and 
prioritise pedestrians 
and cyclists

There will be dedicated 
cycle lanes coordinated 
with LB Southwark, 
including a spine along 
Thurlow Street

Enhanced green routes 
are proposed

There will be a mix of 
on street, under podium 
and below ground 
parking. Existing 
residents will get 
priority

Where possible 
cyclists and 
pedestrians have 
been given priority. 
7KHUH�ZLOO�EH�WUDI¿F�
calming, generous 
pavements and better 
cycle parking as well 
as a cycle hire dock at 
the centre of the site 
all integrated into the 
borough-wide cycle 
network

Tree planting and 
lighting and other 
street features, 
including public art, 
will help people know 
how to get around

We did:We did:You said: You said:

Phase 2B Early 
Consultation

2015-16
Stage 2:Stage 1: Introducing the Project

June-August 2021
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Green walking routes, 
safe cycleways, 
WUDI¿F�IUHH�VWUHHWV�DUH�
top priorities. ‘Green 
streets’ approach 
popular, but some think 
not radical enough, 
need to challenge 
the Council’s Design 
Manual (SSDM)
Friends of Burgess 
Park want to minimise 
impact of cyclists
Opinions divided on 
parking: not enough 
versus still too much
Bagshot Street traders 
consider customer car 
access and parking 
essential for business

$�QXPEHU�RI�WUDI¿F�
calming and street 
greening proposals 
have been developed

Raised-tables have 
been provided at all 
junctions with increased 
planting at car-free 
junctions at the centre. 
The barrier on Bagshot 
Street is proposed to 
be formalised with tree 
planting in the road 

Secure cycle parking 
will be provided for all 
residents

Street lighting will be 
developed at next stage  
of detail design

7UDI¿F�FRQWUROV�
positively received by 
neighbours; including 
clearer east west route. 

Opinion on parking still 
split

More secure bike 
storage requested

Street lighting raised as 
important

East-West route 
(extension of Mina 
Road) widened to allow 
wider pavements and 
trees on both sides

Green streets go as 
far as they can within 
SSDM 

The Southwark Spine 
FRQ¿UPHG�WR�URXWH�
cyclists down Wells 
Way, avoiding the Park

Southwark Council 
voted in Oct 2021 to 
PDLQWDLQ�WKH�WUDI¿F�
barrier on Bagshot 
Street, placed during 
COVID-19 lockdown

We did:We did:You said: You said:

Concept Plans
Sept-Dec 2021

Stage 3: Revised Plans
Jan-Mar 2022

Planning 
Application
Spring 2022
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We did:We did:You said: You said:

Phase 2B Early 
Consultation

2015-16
Stage 2:Stage 1: Introducing the Project

June-August 2021

Landscape & public spaces

$UHDV�WR�NHHS�¿W�DUH�
important. Football 
areas and MUGAs 
(multi-use games area) 
should be re-provided

More parks and green 
areas are desired for 
different ages

Interest in seeing more 
greening of streets and 
enhanced entrance to 
Surrey Square Park

Concerns over the 
current condition of 
Faversham House 
playground (Kinglake 
Street), which is poorly 
maintained

1HHG�LGHQWL¿HG�IRU�VDIH��
attractive, accessible 
public and community 
spaces

Green space 
increasingly important 
for residents

Place to play important 
for large number of 
people, including older 
FKLOGUHQ���WHHQV

Concern over loss 
RI�08*$V���VSRUWV�
facilities

$GGUHVVLQJ�$6%�±�
Safety and security are 
a key priority

Two new public spaces 
planned at the heart 
of the development: 
Thurlow Square and 
Bagshot Park. An 
increase in open space 
from 2016, and roughly 
double the existing area

Number of approaches 
considered to play 
spaces. Workshops 
conducted with youth 
groups of different ages 
to inform designs

MUGA proposed for 
new Bagshot Park

The updated Phase 
2B plan and site layout 
proposed two new 
public spaces (Thurlow 
Square and Bagshot 
Park). Bagshot Park to 
integrate a new MUGA

New playground 
proposed for 
Faversham House, 
rotated to allow clearer 
movement across 
the site from north. 
New and improved 
play equipment, more 
attractive landscaping 
and boundaries
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We did:We did:You said: You said:

Concept Plans
Sept-Dec 2021

Stage 3: Revised Plans
Jan-Mar 2022

Planning 
Application
Spring 2022

Strong support for new 
public spaces 

Security remains a key 
concern
Schools and youth 
groups excited by plans 
for Bagshot Park. But 
would like more football 
provision locally

Young people want to 
use public spaces as 
social spaces (need 
LGHQWL¿HG�IRU�PRUH�
spaces for young 
people across the area)

Concern from some 
that public spaces 
might attract ASB

The amount of public 
space remains greater 
than proposed in 2016

The new orientation of 
Thurlow Street makes 
it somewhere that is 
both on the way to 
other places and an 
entrance. It includes 
proposed commercial 
use at street level 
opening onto Thurlow 
Square

Engagement with the 
Met Police’s Secure By 
Design team to design-
out crime, including 
ASB

Strong support for 
public spaces

Some ongoing 
concerns regarding 
anti-social behaviour 
and public space 
provision attracting ASB

Concern about the 
reduction in public 
space (Thurlow 
Square) since the plans 
shown at Stage 2

:KDW�DUH�WKH�EHQH¿WV�
for the neighbouring 
streets to the east?

Combining Blocks 
5A and 5B into one 
single block around a 
UH�FRQ¿JXUHG�7KXUORZ�
Square, was one of the 
major changes

The new arrangement 
makes a greater asset 
of the existing trees 
on Thurlow Street. 
This is supported by 
additional tree planting 
with special furniture 
and doorstep play 
at its centre, with an 
immediate relationship 
to non-residential 
JURXQG�ÀRRU�XVHV
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Sustainability

Sustainability should be 
a key principle

Retention of trees 
important

%LRGLYHUVLW\�LGHQWL¿HG�
as a priority

Commitment to retain trees 
where possible. Tree and 
SODQWLQJ�VSHFL¿FDWLRQ�ZLOO�
attract wildlife and support 
pollination. Plans will build 
LQ�EXJ�KRWHOV�DQG�EDW���ELUG�
boxes 

C02 emissions in line with 
the London Plan and the 
Southwark Plan

District heating system 
reduces fossil fuel use

At this stage, sustainability 
became a key theme 
within engagement in 
response to priorities heard

Sustainability is a  
key driver for the  
Phase 2B plan

Phase 2B will retain 
even more trees than 
proposed in 2015-2016

We did:We did:You said: You said:

Phase 2B Early 
Consultation

2015-16
Stage 2:Stage 1: Introducing the Project

June-August 2021
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Low-carbon heating 
and reduced energy 
demands are key 
considerations

Question: why not 
UHWUR¿W"

Tree retention remains 
a priority; native trees 
favoured for new 
planting

PV panels will be 
located on rooftops in 
locations that receive 
good levels of sunlight 

The new public 
spaces are proposed 
to be adopted and 
maintained by LB 
Southwark’s Parks 
Department

Communal amenity 
spaces, forecourts and 
planting associated 
with each building plot 
will be maintained by 
Notting Hill Genesis

Support for sustainable 
ethos

Keen for photovoltaics 
(PV Panels) on roofs

Still too much hard 
surface

Who will be responsible 
for the management 
and maintenance of the 
public realm and green 
spaces?

Climate change 
resilience measures 
developed further

Use of recycled 
materials advocated 
where possible

5HWUR¿WWLQJ�ZDV�
explored very early 
on in the project by 
the council however 
the fundamental 
construction issues 
within the existing 
buildings mean that 
they are structurally 
unsuitable for 
UHWUR¿WWLQJ

We did:We did:You said: You said:

Concept Plans
Sept-Dec 2021

Stage 3: Revised Plans
Jan-Mar 2022

Planning 
Application
Spring 2022
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Community

Need for places to 
shop, meet and have a 
coffee

Facilities for young 
people needed

History of the estate 
should be celebrated

Community centre 
and space requested 
for local independent 
businesses

Local people enjoy 
creative activities, 
especially making 
music

Non-residential 
spaces located at 
the centre of the site,  
fronting on to Thurlow 
Square, to allow for 
ÀH[LEOH�FRPPHUFLDO�RU�
community uses

Non-residential ground- 
ÀRRU�VSDFHV�IURQWLQJ�
Thurlow Square 
will allow for cafe or 
business use to animate 
the street scene

The extension of Mina 
Road will be activated 
E\�WKHVH�JURXQG�ÀRRU�
uses and provide 
links to the existing 
commercial offering on 
Bagshot Street

Other: About the process

The housing allocation 
is the responsibility of 
Southwark’s housing 
RI¿FH

Need to understand the 
re-housing process

Concerns around 
‘shared equity’

Concerns around 
existing conditions

Retaining the 
community and offering 
the right to return to 
those already moved 
out is key to support

Southwark Council 
has offered existing 
residents alternative 
homes being delivered 
elsewhere on the 
Aylesbury Estate

+RXVLQJ�RI¿FHUV�
attended in-person 
event to answer 
people’s questions on 
the re-housing policy 
and process

We did:We did:You said: You said:

Phase 2B Early 
Consultation

2015-16
Stage 2:Stage 1: Introducing the Project

June-August 2021
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Proposed commercial 
space popular, but 
community space still 
requested

Nowhere for young 
people to meet indoors

Proposed commercial 
VSDFH�ZLOO�EH�ÀH[LEOH�LQ�
terms of potential uses. 
Engagement on this will 
be ongoing

Generally supportive of 
new arrangement, still 
ambitious for a space 
for the community

The commercial space 
is proposed to be 
ÀH[LEOH�FRPPHUFLDO�RU�
community use 

There is also 
VLJQL¿FDQW�FRPPXQLW\�
space provided on 
neighbouring sites 
such as Plot 18, which 
include a library, 
FRPPXQLW\�WUXVW�RI¿FH�
and a health centre

NHG is committed to 
delivering the social 
DQG�HFRQRPLF�EHQH¿WV�
of regeneration, such 
as employment, 
education & training 
and health & wellbeing

Desire to see the 
regeneration happen 
and for the new homes 
WR�EH�GHOLYHUHG�±�
existing conditions are 
very concerning

+RXVLQJ�RI¿FHUV�
attended the street  
pop-up to answer 
people’s questions on 
the re-housing policy 
and process

Local residents and 
stakeholders, including 
young people, are keen 
to see opportunities for 
local people

We did:We did:You said: You said:

Concept Plans
Sept-Dec 2021

Stage 3: Revised Plans
Jan-Mar 2022

Planning 
Application
Spring 2022
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Before designing the consultation programme, it 
was essential to gain a clear picture of who needed 
to be engaged. 

To complement the site context research into the 
demographic makeup of the area, mapping was 
carried out to identify key stakeholder group.

1.6 STAKEHOLDER MAPPING

These groups act as gatekeepers to wider 
communities: Aylesbury residents (TRAs), special-
interest groups (Friends of Burgess Park), faith 
groups (e.g. St Christopher’s Church), young 
people (e.g. Surrey Square Primary School, InSpire 
youth club), non-English speakers (e.g. Latin 
American Multicultural Group).



Pg
 2

7 
| E

xe
cu

ti
ve

 S
um

m
ar

y

Stage Four: Post application 
A drop-in exhibition of the planning application 
documents and key information about the planning 
application will take place during the statutory 
consultation period on site to help people access 
WKH�DSSOLFDWLRQ�DQG�¿QG�WKH�LQIRUPDWLRQ�WKH\� 
are seeking. 

In accordance with Southwark’s draft Development 
Consultation Charter, an Engagement Plan is 
provided in Section 09 outlining NHG’s commitment 
to ongoing involvement and engagement through to 
completion.

1.7 NEXT STEPS

The development team and Soundings would 
like to thank the hundreds of local residents, 
businesses, community groups, school children, 
other stakeholders, and those just passing through 
for sparing their time and giving us their feedback 
on the Phase 2B plans as they have evolved. Your 
LQVLJKW�KDV�EHHQ�LQYDOXDEOH�LQ�VKDSLQJ�WKH�¿QDO�
VXEPLVVLRQ�GHVLJQV��DQG�HQVXULQJ�WKH\�PHHW�±�DQG�
VXUSDVV�±�ORFDO�QHHGV�DQG�DVSLUDWLRQV�

Your continued input and involvement will play a 
vital role as the redevelopment plans progress. 

1.8 ACKNOWLEDGEMENTS
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02  Introduction & Context

IN THIS SECTION  

 Ź Purpose of this document

 Ź Project team

 Ź Site context

 Ź Engagement & planning background

 Ź People & place 

OVERVIEW 

Building on the previous engagement and research 
that was undertaken by Notting Hill Genesis in 
the Phase 2B area since 2015, it was important to 
understand the context and community of Aylesbury 
Estate, analyse what had been said to date, and 
identify key stakeholders both within the Phase 2B 
area and the wider neighbourhood.
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The Statement of Community Involvement (SCI)
has been produced by Soundings on behalf of 
Notting Hill Genesis (NHG) and provides a record 
of the pre-application consultation and engagement 
RQ�WKH�3KDVH��%�GHYHORSPHQW�±�SDUW�RI�WKH�ZLGHU�
Aylesbury Estate Regeneration. 

The engagement and consultation was carried 
out between June 2021 and March 2022.This 
GRFXPHQW�GHVFULEHV�WKH�SURFHVV�DQG�¿QGLQJV��,W�
shows how the development team has adapted the 
Phase 2B plan in response to community feedback. 
It shows how the team has used a number of 
different media to reach out to local residents and 
stakeholders, targeting key less-heard groups.

The SCI follows the guidance included in London 
Borough of Southwark’s (LBS) draft Development 
Consultation Charter by providing a summary 
of the pre-application process and how this has 
informed the plans, as well as an Equalities 
Impact Assessment, a Social Value Statement and 
an Engagement Plan setting out how NHG will 
continue to engage the community post application 
and through construction.

2.1 PURPOSE OF THIS DOCUMENT

The document also outlines previous engagement 
that has taken place since the granting of an 
Outline Planning Permission in 2015, as this has 
also contributed to the shaping of the plans.

The Appendices contain a record of all publicity 
and consultation materials provided during the 
consultation and engagement process. 

Phase 2B in the context of the wider Aylesbury masterplan area

Existing Phase 2B area diagram
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The core team involved in the redevelopment of 
Phase 2B the Aylesbury Estate, and who were 
present at many of the consultation events were:

Notting Hill Genesis

Notting Hill Genesis (NHG) is a housing provider 
and registered charity. Created in 2018 from two 
well-established housing associations, Notting 
Hill Genesis is now one of the largest housing 
associations in London and the south east. It 
owns and manages more than 66,000 homes and 
employs around 2,000 staff. It provides homes 
across a range of tenures and are committed to 
continuing to deliver housing that is affordable to all. 

In 2014 NHG was chosen as Southwark Council’s 
development partner to complete the Aylesbury 
regeneration delivering a further 3,500 new homes 
to replace existing blocks. 

7ZR�WHDPV�ZLWKLQ�1+*�KDYH�SOD\HG�VLJQL¿FDQW�
roles in the engagement process:

• The Engagement Team: including Social 
Investment lead, Communications, Resident 
Liaison and Youth engagement coordinator

• The Development Team: including Project 
Director and Development Managers

Soundings

Independent engagement consultant Soundings 
facilitated the process of community consultation to 
ensure that the community has been well informed 
and had the opportunity to provide local knowledge 
and ideas at each stage of design development.

For over 20 years they have been working with 
Londoners to help shape the city and make it a 
better place for all. They led consultation on the 
Aylesbury Estate Masterplan & First Development 
Site Application in 2014-15.

Maccreanor Lavington Architects

Maccreanor Lavington are the lead architects on 
the project. As a practice, they focus on integrating 
new projects into the wider community and working 
with the character of the local area, both culturally 
and architecturally.

They are responsible for delivering the Phase 2B 
overall plan, and are the architects of the north 
western residential block, incorporating commercial 
space. As lead they have attended all consultation 
events and taken on board feedback.

East

East are the lead landscape architects on the 
project. They are interested in places, uses and the 
way they come about and concentrate on projects 
of public relevance and have a close understanding 
of urban change. They are responsible for the 
public realm, public spaces, and shared residents’ 
gardens. They are also the architects of the north 
eastern residential block.

They have attended all consultation events and 
delivered, with Soundings, comprehensive and 
creative youth engagement that has fed into the 
public realm and play space design.

Wider Team

There have been a number of other consultants 
involved across other areas of skills and expertise. 
Below is a list of some of the other key consultants 
who have been involved in the design process and 
contributed to the consultation process as needed:

• Arcadis (project managers)

• Commonplace (engagement website)

• London Communications Agency (LCA)  

• HGH Consulting (planning consultants) 

• Haworth Tompkins (architects for Block 4A)

• Architecture Doing Place (architects for Block 4B)

• Sergison Bates, (architects for Block 4D)

• Max Fordham (sustainability consultants)

• RPS Group (transport consultants)

• Thomson Ecology (ecology consultants)

2.2 WHO’S INVOLVED?
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2.3 SITE CONTEXT 

2.3.1 The site

Since this application was granted, the planning 
DQG�GHYHORSPHQW�FRQWH[W�KDV�FKDQJHG�VLJQL¿FDQWO\��
and now places increasing demands on the 
scheme to deliver over a range of planning 
objectives, including those within the London Plan 
(2021) and Southwark Plan 2022. Of note is Policy 
H8 in the London Plan, which requires that the 
demolition of affordable housing must be replaced 
by an equivalent amount of affordable housing 
ÀRRUVSDFH�

Having undertaken a comprehensive assessment 
of the approved plan against the prevailing 
SODQQLQJ�FRQWH[W��WKH�$SSOLFDQW�KDV�LGHQWL¿HG�D�
number of issues that compromise their ability to 
successfully deliver the proposals as previously 
conceived. These include both the deliverability 
of the phases within the plan (in terms of the 
speed at which construction can commence) 
and the policy requirement for the reprovision 
RI�H[LVWLQJ�DIIRUGDEOH�ÀRRUVSDFH��ZKLFK�FDQQRW�
be accommodated within the approved plan 
parameters.

7KH�DVVHVVPHQW�LGHQWL¿HG�WKH�6LWH�DV�EHLQJ�EHVW�
placed to form the next part of the Aylesbury 
Estate regeneration. This application proposes a 
standalone scheme for the Site that will deliver on 
the principal regeneration aims for the Aylesbury 
Estate while also responding to current planning 
policy. The proposed development builds upon the 
overarching principles of the approved plan and 
comprises a high quality mixed use scheme that 
ZLOO�SURYLGH�����UHVLGHQWLDO�XQLWV�DQG�FRPPXQLW\�
FRPPHUFLDO�ÀRRUVSDFH��FRQWULEXWLQJ�WRZDUGV�WKH�
regeneration of the wider Aylesbury Estate.
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Aylesbury Phase 2B site looking north. Source: Google

BURGESS PARKALBANY ROAD

THURLOW
 STREET

WENDOVER

WINSLOW

PADBURY

RAVENSTONE

FOXCO
TE 

(DEMOLISHED)

BAGSHOT  STREET

KING
LAKE STREET

Key

 Phase 2B boundary

Plan showing existing estate and site boundary line

2.3.2 Red line boundary of site
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2.4.1 Previous engagement (pre-2021) 
 
In the past six years, estate residents have 
participated in different social programmes and 
design consultations, including for Phase 2B in 
2016. The Phase 2B plans have been informed by 
the following engagement activities:

• On the outline Masterplan for the Aylesbury 
Estate Regeneration and the First Development 
Site. This took place between March and 
August 2014 before the submission of the 
detailed applications for further phases

• Plot 18 (Phase 2A) Reserved Matters 
$SSOLFDWLRQ��-XQH������±�$SULO�����

• 3KDVH���DQG�3KDVH��%��0D\�±�$XJXVW�����

• Community engagement on Aylesbury 
Regeneration, 2016-2017 (NHG led)

• Wider community engagement and resident 
involvement, 2017-2020

• Engagement by East architects with Surrey 
Square Park group, 2016

7KH�¿QGLQJV�IURP�WKH�DERYH��FRPELQHG�ZLWK�WKH�
continuity of team (architects and NHG engagement 
RI¿FHUV��KDV�PHDQW�WKDW�LVVXHV�DQG�DVSLUDWLRQV�
raised were instrumental in the development of the 
most recent version of plans for Phase 2B site.

2.4.2 Planning and policy change

In 2005, Southwark Council decided to completely 
redevelop the area on a phased basis. Using 
the Aylesbury New Deal for Communities (NDC) 
funding, it worked with the community to develop  
a planning framework called the Aylesbury  
Area Action Plan (AAAP) to guide the regeneration. 
After extensive consultation (now replaced by the 
Southwark Plan 2022), the plan was published in 
2010.

Based on the approved planning framework, 
Aylesbury Area Action Plan (2010), Notting Hill 
Trust drew up an outline masterplan for the whole 
regeneration area in 2014 and gained planning 
permission in 2015. 

The principle of the regeneration of the wider estate 
ZDV�FRQ¿UPHG�WKURXJK�WKH�JUDQW�RI�RXWOLQH�SODQQLQJ�
permission in 2015 (ref 14|AP|3844) for phased 
redevelopment to provide a mixed-use development 
of up to 2,745 residential units, employment, retail 
DQG�FRPPXQLW\�ÀRRUVSDFH��7KLV�LQFOXGHG�WKH�)LUVW�
Development Site, which was designed in detail 
and is currently under construction.

Phase 2A, Plot 18 was later consulted on and 
gained planning approval. This is also under 
construction, delivering a community hub, homes 
and a new public square.

Since the Outline Planning Permission was 
JUDQWHG�LQ�������WKHUH�KDYH�EHHQ�VLJQL¿FDQW�SROLF\�
DQG�VRFLDO�FKDQJHV�±�LQFOXGLQJ�WKH�FUHDWLRQ�RI�
a new Southwark Local Plan, new policy about 
re-providing social housing in the new London 
Plan (Policy H8), the climate emergency and the 
COVID-19 pandemic. All of these have had an 
impact on how plans are developed and delivered. 

2.4 ENGAGEMENT & PLANNING BACKGROUND 
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2.4.3 Need for a new planning 
application

By 2021 it was therefore appropriate to revise the 
Phase 2B Plan that was granted Outline Planning 
Permission in 2015 and seek further input from 
residents and stakeholders.  

Submission of a new full planning application 
for Phase 2B was discussed and agreed with 
Southwark Council as the most appropriate route 
to respond to the changes in planning policy and 
housing provision requirements.

Part of the consultation process has involved 
informing residents and neighbours of the planning 
policy and social context that has required changes 
to be made. It has shown how the Phase 2B 
plan maintains the principles set out in the AAAP, 
but adapts the parameters set in line with policy 
documents adopted since 2016. 

These include:

• The New Southwark Plan (2022)

• The National Planning Policy Framework 
(2021)

• The London Plan (2021)

• The Mayor’s Good Practise Guide to Estate 
Regeneration (2018)

• The Mayor’s Affordable Housing and Viability 
SPG (2017)

• The Mayor’s Play and Informal Recreation SPG 
(2012)

The London Plan (2021) new policy H8 covers 
estate regeneration and requires loss of existing 
housing to be replaced by new housing with at least 
WKH�HTXLYDOHQW�OHYHO�RI�RYHUDOO�ÀRRUVSDFH��7KLV�KDV�
resulted in an increase in density for Phase 2B.

The New Southwark Plan (2022) supersedes the 
Aylesbury Area Action Plan (AAAP 2010), but 
carries forward a number of its key themes.

A

SHAPING NEIGHBOURHOODS: 
PLAY AND INFORMAL RECREATION

SUPPLEMENTARY PLANNING GUIDANCE
SEPTEMBER 2012

LONDON PLAN 2011
IMPLEMENTATION FRAMEWORK 

MARCH 2021 

THE SPATIAL DE VELOPMENT
STR ATEGY FOR GRE ATER LONDON

THE
LONDON
PL AN

 

 

 

National Planning Policy Framework 

The Southwark Plan

2019-2036

Adopted 23 February 2022

www.southwark.gov.uk/fairerfuture
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2.5.1 Residents and neighbours

With an ongoing process of re-housing, residents 
have been moving outside of the estate, while 
vacant properties have been put into use as 
temporary accommodation. The population on 
WKH�HVWDWH�KDV�WKHUHIRUH�FKDQJHG�VLJQL¿FDQWO\�
RYHU�WKH�SDVW�¿YH�\HDUV��7KLV�KDV�FUHDWHG�VRPH�
tensions reported by residents, such as: anti-social 
behaviour, isolation of tenants being left in semi-
empty buildings, reduced feelings of safety, loss of 
sense of community and anxiety due to uncertainty 
and issues coming from the state of repairs of some 
of the buildings, particularly during the colder winter 
months.

The most directly impacted estate residents by 
this scheme will primarily be current Phase 2B 
residents, as well as residents in the neighbouring 
buildings; while future Phase 2B residents, many of 
whom are currently living in Phase 4 buildings, are 
the ones with the most vested interest.

The regeneration has also been of interest to 
residents living and working in the neighbourhood, 
as well as the subject of campaigns and protests.

NHG has been on site for six years, building 
relationships with residents through extensive and a 
variety of social programmes, including meanwhile 
projects and youth engagement.

NHG has used its understanding of the concerns 
and priorities residents typically experience, and 
the existing knowledge and relationships that NHG, 
&UHDWLRQ�7UXVW�DQG�&RXQFLO�KRXVLQJ�RI¿FHUV�KDYH�
built to tailor an approach that prioritises estate 
residents as most impacted, but also includes wider 
stakeholders that are impacted by and have an 
interest in the development.

Whilst addressing immediate concerns through 
providing timely information, NHG has aimed to 
actively involve and engage residents, bringing 
them on the journey as the designs have evolved 
and empowering the local community.

 2.5.2 Sense of place and community

Local people value the assets of the area, including 
the green spaces within the Aylesbury Estate. They 
are concerned about the levels of change, but also 
hopeful for remaining in the area. One of the most 
lasting takeaways from the engagement process 
has been the sense of community that remains; 
even under harsh living conditions most are positive 
about the future and wish to stay and be re-housed 
as soon as possible.

2.5.3 Wider area

The Aylesbury Estate is located within a wider 
primarily residential area that includes the Elephant 
and Castle (major town centre).

Just south of Albany Road lies Burgess Park. The 
park contains many facilities including restaurants, 
OHLVXUH��DQG�DPHQLW\�SOD\�VSDFHV��-XVW�WR�WKH�QRUWK�
east of the site is Surrey Square Park, which is 
another key local green space a few minutes from 
the Site.

A few shops, takeaways and restaurants are 
located along Bagshot Street directly adjacent to 
the site. A greater variety of shops and services 
including retail, supermarkets, and commercial are 
located nearby along Walworth Road high street to 
the west and Old Kent Road to the east. 

As an Opportunity Area, the Old Kent Road is 
undergoing a number of mixed-use redevelopment 
and estate regeneration proposals. Elephant and 
&DVWOH�LV�DOVR�XQGHUJRLQJ�VLJQL¿FDQW�UHJHQHUDWLRQ�
for high-density development. 

Several schools also exist in the surrounding area, 
including Ark Walworth Academy School to the 
east (approximately four-minute walk from the site) 
and Surrey Square Primary School (approximately 
three-minute walk from the site).

Several planning applications for the initial phases 
of the Aylesbury Estate regeneration have been 
granted consent and are under construction or 
complete. 

2.5 PEOPLE & PLACE 
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2.5.4 Community make up 

Further detail on the population statistics for 
the area including the Phase 2B site can be 
found in the Equality Impact Assessment 
Report (EQIA) submitted with this planning 
application.

Age

$FFRUGLQJ�WR�2I¿FH�IRU�1DWLRQDO�6WDWLVWLFV��0LG�
year residents population estimates (2017), the 
Aylesbury Estate has a younger population than 
Southwark as a whole, with more people under 18 
than the borough average. Southwark in turn has 
a much younger population than the London or 
national average. The median age of Southwark 
residents in 2017 was 33.1 years. 

Ethnicity

As documented in “Living on the Aylesbury Estate: 
2015 benchmark report for future monitoring of the 
regeneration programme” (2017), the population 
of the Aylesbury Estate is extremely diverse and 
the number of different ethnicities and nationalities 
has increased over the last 15 years. The estate 
is home to an extensive range of groups, including 
long-standing residents from English and Irish 
families well established in the neighbourhood, and 
a large number of residents with Black, African and 
&DULEEHDQ�RULJLQV��DQG�D�VLJQL¿FDQW�/DWLQ�$PHULFDQ�
population. There are also more recently arrived 
refugees from Sudan and Iran.

Tenure

Data from LSOAs (Lower Layer Super Output 
$UHDV���SXEOLVKHG�E\�WKH�2I¿FH�IRU�1DWLRQDO�
Statistics based on information from the 2011 
FHQVXV�DQG�RWKHU�RI¿FLDO�VRXUFHV��VKRZV�WKDW�WKH�
proportion of residents who owned their home 
outright or with a mortgage is 5.1% and 6.7% 
respectively. this is lower then Southwark’s average 
9.9% and 19.4% and London’s, 22.0% and 27.9%.
The proportion of residents privately renting is 
lower, 9.5%, than Southwark, 23.1% and London 
24.1%.

Over the past decade, as residents have been 
rehoused from blocks on the redevelopment sites 
RU�PRYHG�DZD\��WKHVH�VWDWLVWLFV�KDYH�EHHQ�LQ�ÀX[�

Health and wellbeing

The Aylesbury Estate is classed by the 2019 
Indices of Multiple Deprivation as between 30% 
of the most deprived and 50% least deprived 
neighbourhoods in the country in terms of health 
and disability, with the most deprived on Aylesbury 
Estate being at the central south-east end.

According to LBS JSNA (2017), 83,440 people in 
Southwark have some form of impairment, equating 
to 26.5% of Southwark’s population. This is higher 
than London’s average of 22.4%, according to 2011 
Census data. 

Household composition 

The proportion of households comprised of a 
couple with dependant children on the estate, 
15.6%, was higher in the 2011 census than 
Southwark’s average, and the proportion of lone 
parent households was higher. 

The proportion of one-person households was 
similar to Southwark and London as a whole.
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03 Consultation Plan

IN THIS SECTION  
 Ź Aims of the consultation programme

 Ź Summary of the consultation approach

 Ź Summary of the consultation programme

 Ź Summary of stakeholder engagement

 Ź Engagement timeline

 Ź Summary of consultation methodology

 Ź Summary of feedback options

 Ź Summary of the communications strategy

OVERVIEW 

Consultation on Aylesbury Phase 2B regeneration 
has been a three stage process, with an additional 
stage of engagement yet to happen to support 
the planning application (see Engagement 
Plan, Section 09). Each stage has involved the 
community and stakeholders in the key stages of 
design development.

The following section summarised the consultation 
and communications programme, and how this was 
WDLORUHG�WR�UHÀHFW�WKH�GHVLJQ�GHYHORSPHQW�RI�WKH�
Phase 2B area.
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3.2.1 Inclusivity & accessibility
Each stage of consultation contained a range 
of different events and communications tools, 
including digital, in-person and printed. Events 
were offered at different times and days of the 
week: Saturday family-friendly events, as well as 
after-work sessions. Locations were chosen where 
consultees would feel comfortable.

This mixed programme minimised any unintentional 
exclusion and allowed maximum outreach.

Representatives from Notting Hill Genesis, 
Maccreanor Lavington, East and Soundings were 
available at events, along with any experts or 
support relevant to the session. Southwark housing 
RI¿FHUV�DWWHQGHG�LQ�SHUVRQ�HYHQWV�WR�DQVZHU�
questions relating to the rehousing process and 
housing concerns.

3.2.2 Tailored, timely and meaningful
Active engagement with local residents and 
stakeholders has been a central part of developing 
the designs over a series of iterations. The plan 
EXLOGV�RQ�ZRUN�GRQH�WR�GDWH�E\�&RXQFLO�RI¿FHUV��
Creation Trust and NHG, as well as from previous 
consultations held. 

Tailored Approach - Tailoring the channels of 
communication and outreach as well as the type of 
conversations and consultation events to the needs 
of residents, communities and stakeholders, with 
particular attention to estate residents of different 
tenure groups.

Sensitivity and empathy�±�8QGHUVWDQGLQJ�WKDW�
many residents will feel stressed, anxious and 
uncertain of the future; through considered types of 
events and being prepared to handle conversations 
with understanding and empathy.

/LVWHQLQJ��EHLQJ�ÀH[LEOH�DQG�DGDSWLYH�±�5HYLVLQJ�
and changing our consultation programme, the 
discussion themes, and the focus of consultation, 
based on what we learn from residents and 
stakeholders.

Identifying opportunities for meaningful 
engagement/consultation�±�:RUNLQJ�FORVHO\�
with the design team, to understand the policy 
requirements and site constraints and identify 
opportunities for residents to get involved in 
LQÀXHQFLQJ�GLIIHUHQW�HOHPHQWV�RI�WKH�VFKHPH�

3.2 CONSULTATION 
APPROACH

3.1.1 Aims of consultation
The aims of the consultation process were to:

• Be inclusive, accessible, transparent and 
engaging

• Offer a variety of different ways for people to  
get involved

• Raise awareness of the regeneration

• Enable constructive dialogue between local 
residents, the development team and the design 
team to take place through structured events

• Ensure that people have the opportunity to see 
the proposals for the site and to feed back their 
views to the developers and design team

• Clearly communicate the feedback from the local 
community to the design team

• Enable the development team to adapt the 
Phase 2B plan to respond to local feedback

• Present the evolution of the designs in a 
clear and straightforward manner that allows 
consultees to see how their views have been 
listened to or if not, why

3.1.2 COVID-19 
The 2021-22 consultation period coincided with 
successive periods of national lockdown and 
government restrictions due to COVID-19. 

The programme therefore had to be agile  
enough to respond to unpredictable regulations 
without compromising the opportunity for  
everyone to access the engagement. In addition, 
health and safety measures were employed at  
in-person events.

3.1 PRINCIPLES
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Creating opportunities for young people to really 
participate in the design of the public realm that 
they will be using. Growing relationships with local 
primary and secondary schools (e.g. Surrey Square 
Primary, Walworth Academy and UAE), where 
possible building on existing relationships and 
tapping into active local youth groups. 

Reaching out to the hard to hear, and protected 
groups�±�8VLQJ�WDLORUHG�DSSURDFKHV�WR�UHDFK�
out to different groups of residents that are less 
likely to come to events, by working with resident 
associations and community groups and through 
street engagement and pop-ups. Being on hand to 
help people understand what is happening and their 
opportunity to have their voice heard.

Creative engagement techniques�±�:H�KDYH�
used face-to-face and digital creative approaches 
to discuss complex topics and to motivate people 
to participate, including through use of digital 
À\WKURXJKV�DQG�SK\VLFDO�PRGHOV�

Harnessing local knowledge�±�7R�HQVXUH�WKDW�WKH�
designs meet the needs of the local community it 
has been essential to learn from the people who 
know the area, will live in the homes, spend time in 
WKH�QHZ�SXEOLF�VSDFHV�DQG�VWUHHWV��DQG�EHQH¿W�IURP�
the amenities it will provide.

Feedback loops�±�6WDNHKROGHU�HQJDJHPHQW�KDV�
been logged, collated and communicated to the 
design team to help them build an accurate picture 
of needs, concerns and aspirations. At every stage 
of the process, what has been heard in consultation 
has been fed into the evolving Phase 2B plan 
designs, and the new iteration shared for further 
discussion. 

Team involvement�±�0HPEHUV�RI�WKH�GHVLJQ�
team have been present at in-person and online 
events, hearing directly from residents and gaining 
D�¿UVW�KDQG�XQGHUVWDQGLQJ�RI�WKH�SHRSOH�WKH\�DUH�
designing for.

Transparency�±�:KLOH�FKDQJHV�KDYH�EHHQ�
LQÀXHQFHG�E\�WKHVH�UHVLGHQW�DQG�VWDNHKROGHU�
engagements, they were also subject to many 
different factors; these too have been explained 
in order to make the process as transparent as 
possible and ensure residents and stakeholders 
maintain ownership of regeneration.

3.2.3 Co-design
The engagement and conversations have covered 
DOO�DVSHFWV�RI�WKH�GHYHORSPHQW��,Q�DGGLWLRQ�VSHFL¿F�
opportunities were offered to co-design some 
aspects of the scheme. These included:

• New homes
• Bagshot Park and Thurlow Square 
• Public realm and routes
• 1HZ�08*$�DQG�SOD\�VSRUWV�DUHD�IRU�\RXQJ�

people and children
• 1RQ�UHVLGHQWLDO�JURXQG�ÀRRU�VSDFHV
• Look and feel of the architecture and local 

identity (including building and street naming) 
• Public art and street furniture
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3.3.1 Three stages of engagement
The three-stage period of consultation covered in 
this report took place from June 2021-March 2022 
but builds on a long-term process of community 
engagement and stakeholder meetings that has 
been in operation since 2015. This includes NHG’s 
ongoing social value programme across the wider 
Aylesbury Estate (see Social Value Statement, 
Section 04); part of this is a dedicated youth 
outreach programme.

Each stage aligned with the design and planning 
process, outlined here.

A varied programme of in person and online events, 
digital and printed media, targeted workshops 
and street pop-ups was designed to maximise 
the breadth of the engagement, reaching all key 
demographics across the area, including some 
traditionally harder to engage.

This set up an ongoing conversation whereby what 
was heard during one stage of consultation could 
EH�DFWHG�RQ��DORQJVLGH�RWKHU�LQÀXHQFLQJ�IDFWRUV��
then fed back to consultees to explain how the plan 
had evolved and seek further input. 

Full details of what was carried out at each stage, 
and planned for future stages are available in 
Sections 05-09.

Stage One: Introducing the project

June - August 2021

Aims:

• To raise awareness of the regeneration of the 
Aylesbury Estate in general, and Phase 2B in 
particular 

• To clarify the changes to the Phase 2B plans 
since the last consultation in 2016 and explain 
the policy changes that lead to this

• To understand how people live on the estate 
and what they need from new homes 

• To understand what is needed from public and 
commercial space 

• To ensure under-represented groups are heard 
e.g. young people 

• To offer a range of communications and 
engagements, using a variety of media, so that 
everyone has an opportunity to get involved 

• To develop a better understanding of the local 
area and community

• To provide clear and thorough information

Stage One included a series of online youth 
workshops, online stakeholder meetings and street-
based pop-ups. 

Printed and digital communications were employed. 
A dedicated project website shared information 
and collected feedback: aylesburyphase2b.
commonplace.is

Feedback was collected digitally, verbally and via 
SULQWHG�IRUPV�FDUGV�

3.3 CONSULTATION PROGRAMME SUMMARY
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Stage Two: Concept plans

September - December 2021

Aims:

• To inform the local community of the 
regeneration of the Aylesbury Estate in general, 
and Phase 2B in particular 

• To present the concept designs for the 
proposals in the area and gather feedback 

• To close the feedback loop on how Stage One 
comments have been incorporated into the 
design 

• To offer a range of communications and 
engagements, using a variety of media, so that 
everyone has an opportunity to get involved 

• To have focused discussions on certain areas, 
such as: public realm, outdoor space for young 
people, non-residential spaces, design of 
homes and architectural design.

Stage Two included two in-person public 
exhibitions, youth club and schools’ workshops, 
public online discussions and a range of 
stakeholder meetings.

Printed and digital communications were employed. 
A dedicated project website shared information 
and collected feedback: aylesburyphase2b.
commonplace.is

Feedback was collected digitally, verbally and via 
SULQWHG�IRUPV�FDUGV�

Stage Three: Revised plans

January - March 2022

Aims:

• To explain why changes were made 

• To explain how this related to what was heard 
in Phase 2 of the engagement (you said: we 
did) 

• To record comments on the revised designs 
and address any further concerns 

• To communicate resident and stakeholder 
feedback to the design team for consideration 
LQ�GUDIWLQJ�WKH�¿QDO�SODQQLQJ�DSSOLFDWLRQ

Stage Three included online themed workshops 
and a public Q&A; an outdoor public exhibition 
(four weeks); printed information in local libraries; a 
street pop-up; and group walkabouts.

Printed and digital communications were employed. 
A dedicated project website shared information 
and collected feedback: aylesburyphase2b.
commonplace.is

Feedback was collected digitally, verbally and via 
SULQWHG�IRUPV�FDUGV�
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3.4.1 Support of the Statutory 
Consultation process

Stage Four : Planning application

Engagement Plan

Summer 2022

During the Statutory Consultation Period

Aims:

• 7R�VKDUH�XSGDWHG�DQG�¿QDO�3KDVH��%�GHVLJQV�
submitted as part of the planning application

• To provide detail on previously presented 
material

• To support the community to better navigate the 
planning process and respond to the  
statutory consultation

• To keep residents and stakeholders informed 
about the next steps

3.4 PLANNED POST-APPLICATION ENGAGEMENT

This stage will involve a drop-in exhibition of the 
planning applications documents, accompanied by 
a clear summary document. Team members will be 
RQ�KDQG�IRU�TXHVWLRQV�DQG�FODUL¿FDWLRQV�DQG�WR�KHOS�
SHRSOH�¿QG�WKH�LQIRUPDWLRQ�WKH\�DUH�VHHNLQJ�

Feedback to participants will show them how their 
ideas have been valued and plans established for 
ongoing community development and co-design 
projects. Current thinking includes:

• Working with Kinglake TRA and the businesses 
of Bagshot Street on street improvements

• Co-design of street furniture for the new park 
and square, public art commission

Alongside the above NHG will continue their current 
programme of community support and outreach 
such as:

• Cuppa & Chat

• School holiday activities

• Youth engagement 

Further details of the Engagement Plan in  
Section 09 
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3.5 STAKEHOLDER ENGAGEMENT SUMMARY

While public events were open to all, attracting 
members of stakeholder groups, additional 
focussed (one-to-one) meetings were held with key 
groups, and further communications issued.

Although invitations for dedicated meetings were 
issued to all stakeholders in Tier 1, not all accepted 
the invitations. 
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3.6 ENGAGEMENT TIMELINE

7KLV�GLDJUDP�SURYLGHV�DQ�RYHUYLHZ�RI�NH\�HQJDJHPHQW�DQG�FRQVXOWDWLRQ�DFWLYLWLHV���HYHQWV�WKDW�KDYH� 
taken place during the engagement period covered by this SCI.

MAY 21 JUN JUL AUG SEP OCT

ONGOING 
ENGAGEMENT

2016 - 2021

STAGE 1 : INTRODUCING THE       
PROJECT

STAGE 2 :

Events

Communications 
(newsletters,  

À\HUV�� 
online updates)

/RFDO�RXWUHDFK��

Youth engagement 

2016

Pop-up  
events  
around  
estate

Public 
exhibitions 

and 
workshops

Youth 
workshops 

(estate  
families)

Youth 
workshops 

(estate  
families)

Meetings 
with 

residents & 
stakeholders

Meetings 
with 

residents & 
stakeholders

Youth 
workshop + 
resident & 

stakeholder 
meetings

Ongoing one-to-one meetings

Flyers (8,314) 

Regular email updates and exchanges

Commonplace  
news article 

Website  
updated

Consultation open Consultation

Ongoing community activities

E-invitation for 
upcoming events 

E-invitation for  
upcoming events 

Social  
media  

�)%�,QVWDJUDP� 

Commonplace 
consultation website 

launched 

Commonplace  
news article 

Flyers (8,314) 
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NOV DEC JAN 22 FEB MAR APR MAY

Walk  
and talk  
with key 

stakeholders

Walk and talk 
with residents

In-person events

Online events

CONCEPT PLANS STAGE 3 : REVISED PLANS PLANNING 
APPLICATION

Spring/Summer 2022

Public 
exhibitions 

and 
workshops

Street  
pop-up  

Statutory 
consultation 

drop-in 
exhibition

Youth 
workshops 

(estate  
families)

Youth 
workshop  
at Surrey  

Square Primary 
School

Ongoing  
engagement

Commonplace  
news article 

Letter written in  
Spanish for  

Latin American  
community  

Commonplace  
news articles 

Flyers (8,332)  
+ Posters 

Website  
updated

Posters 

Email to 
key 

stakeholders 

open Consultation open

Project  
e-update  

letter 

E-invitation for 
upcoming events 

Social  
media ads  

 

Social  
media ads  

 

Project  
e-update  

letter 

JUNE

Meetings 
and capacity 

building

Flyer + Posters 

Summary 
document
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3.7.2 Public exhibitions 

Indoor public exhibitions were hosted during  the 
Stage 2 consultation at Surrey Square School 
(Saturday) and Pembroke House (after work). These 
venues were chosen as being places that were 
familiar to the local community.

Exhibition boards and a 3-D model helped 
communicate the evolution of the Phase 2B plan.

Members of the design team, NHG and Soundings 
were on hand to guide people through the information, 
answer questions and discuss any feedback. 

6RXWKZDUN�&RXQFLO�KRXVLQJ�RI¿FHUV�DOVR�DWWHQGHG�LQ�
order to address any immediate housing concerns 
or questions about the rehousing process.

Comments could be left on feedback forms and 
comment cards, and conversations were noted.

Indoor exhibitions were not used during Stage 1 as 
COVID-19 restrictions were still in place, and indoor 
events planned for Stage 3 had to be cancelled 
and replaced with additional online sessions due to 
another COVID-19 outbreak.  

3.7.3 Online workshops 

Online sessions complemented Stages 2 and 3  
in-person events. 

Phase 2B drawings were shared by the design 
teams, and workshop activities run to improve 
understanding of needs and aspirations.

Experts were brought in where relevant (e.g. 
ecology consultant to talk about biodiversity), 
and one session was run in Spanish for the Latin 
American community.

The workshops were chaired by Soundings, as a 
neutral voice in the consultation process.

A range of methods were used at different stages of 
the engagement and targeting different audiences. 
These and are summarised below:

3.7.1 Pop-up street events 

Setting up eye-catching stalls in locations on and 
around the Phase 2B site was an effective way to 
reach local residents and stakeholders who may not 
have known about the estate regeneration and may 
not otherwise attend meetings and events. These 
were located in spots where there was good footfall, 
at different times of the day. Being outside, they 
also minimised COVID-19 risk.

Passers by who might not otherwise engage were 
attracted and put at ease through the informal 
nature of the event. Face-to-face conversations and 
a physical presence helped raise awareness of the 
Phase 2B plan work and build relationships.  

During Stage 1, alongside information about the 
project interactive tools were used such as a large 
‘Big Ideas Map’ and aerial view of the area. These 
facilitated undirected conversations and encourage 
ideas; by Stages 2 and 3 a 3D model of Phase 
2B was on view alongside exhibition boards and 
printed materials. 

Colourful ‘Canvas Cards’ with both thematic and 
indirect questions, feedback forms, and quick 
comment cards for unstructured comments were 
available at events for people to have their say. 
Conversational points were also noted on the 
comment cards by the team. 

3.7 CONSULTATION METHODOLOGY
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3.7.4 Street exhibition

Immediately prior to Stage 3, a fresh outbreak 
of COVID-19 forced in-person events scheduled 
for January 2022 to be replaced with other 
engagement methods.

Information boards were erected in a prominent 
location on Thurlow Street for passers by to 
read, with QR codes linking to the website. They 
remained on display for four weeks.

3.7.5 Commonplace website
aylesburyphase2b.commonplace.is

A dedicated project website was set up through 
Commonplace. This hosted information about the 
Phase 2B plan, along with an electronic version of 
the feedback questions.

It included some in-depth answers to frequently 
asked questions and, for Stage 3, a video            
À\�WKURXJK�

The website has been updated at each stage of  
the consultation.

3.7.6 Library materials

During Stage 3, A3 printed booklets of the 
exhibition boards were left in local libraries, along 
with feedback forms, a monitored comments 
postbox, and addressed Freepost envelopes. 

This allowed people to read information at their 
leisure and respond either electronically or  
on paper.
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3.7.7 Walk-and-talks 
Group walkabouts allowed relaxed discussion 
of issues and proposals in the spaces under 
consideration, making it easier for some people to 
visualise. This form of information exchange also 
allowed participants, including the design team, 
to view the spaces through each other’s eyes and 
understand different points of view.

Sessions were held for the following small, invited 
groups representing local residents and special-
interest groups:

• /RQGRQ�/LYLQJ�6WUHHWV���6RXWKZDUN�/LYLQJ�
Streets

• Local resident representatives

• Kinglake Estate TRA

3.7.8 Key stakeholder conversations

Fourteen meetings with residents and key local 
stakeholders were carried out to gain a better 
understanding of the local area and community, 
WR�GLVFRYHU�DQG�GLVFXVV�LVVXHV�VSHFL¿F�WR�WKH�
stakeholder, and to develop the consultation plan 
WKURXJK�GH¿QLQJ�KRZ�EHVW�WR�HQJDJH�WKHLU�JURXS�
and any other representatives in the area. 

These ‘one-to-ones’ took place throughout the 
consultation and engagement process, and will 
continue post planning. 

3.7.9 Youth workshops

Youth workshops focused on public spaces for play 
were organised to encourage young people to take 
part in the consultation and represent the views of 
their generation.

These focussed on three groups covering different 
ages:

- NHG Aylesbury youth group, ages 8-15

- InSpire youth club, ages 10-17

- Surrey Square Primary School, ages 5-11

Repeat sessions were held in order to feed back to 
young people how their input had helped shape the 
design. 

The hope is that these sessions have not only 
produced well-designed spaces that young people 
will want to use, but that those involved with the 
sessions will feel a sense of ownership of the 
places. 

A full report on the youth engagement sessions is in 
Section 10.

3.7.10 Groups with protected 
characteristics

The consultation and communications strategy was 
designed to be as accessible as possible across 
groups with protected characteristics. However 
additional outreach was done for the area’s 
VLJQL¿FDQW�/DWLQ�$PHULFDQ�FRPPXQLW\��LQFOXGLQJ�
producing communications in Spanish, running an 
online event in Spanish and having a translator 
at the in person family event (Stage 2). This is an 
ongoing relationship that will be built on as the 
scheme progresses.

For more detail see the Equalities Impact 
Assessment report (EqIA) included with the 
planning application.
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A range of ways of responding to the consultation 
were offered to ensure full accessibility to the 
process. In addition, all conversations with 
residents and stakeholders were considered 
valuable feedback and collected via meeting 
transcripts and note taking at in-person events. 

Feedback mechanisms were:

3.8.1 Commonplace website

aylesburyphase2b.commonplace.is

A dedicated project website hosted information 
about the Phase 2B plan. Responses were invited 
through closed and open questions. 

A QR code added to communications and printed 
information linked straight to the website.

3.8.2 Printed cards and surveys

These were distributed at in person events and 
(Stage 3) left in libraries. They included:

1. Feedback forms 

A detailed form consisting of closed survey 
questions and open comment questions. Groups 
of questions addressed different themes, allowing 
answers to be compared across different stages of 
the consultation.

Forms were distributed at pop-up stalls and in-
person events, left in libraries (Stage 3) and 
replicated digitally on the project website.

Completed forms were collected at the in-person 
events or (Stage 3) could be returned via a  
Freepost address at no cost to participants. 

2. Comment cards 

For quick comments, blank cards were available. 
They were also used by the project team to capture 
any conversational feedback.

3. Canvass cards

Printed questionnaires asked broad questions 
about people’s lifestyles, interests and aspirations, 
along with key thematic questions on new homes, 
public space, community uses, access and 
movement. These were used in Stage 1 of the 
consultation to gain a deeper understanding of the 
needs of local residents. 

See Appendix D for copies of the feedback forms 
and canvass cards.

3.8.3 Email, post & phone

The project email address and phone number 
was given on printed and electronic forms of  
information, including exhibition boards. People 
were invited to use these to contact the team direct.

3.8.4 Conversations at events & 
workshops

Conversations at events, meetings and workshops 
were logged and fed into the consultation data. 
These often provided more nuanced information 
than the feedback forms.

3.8 CONSULTATION FEEDBACK OPTIONS
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Map showing consultation boundary

Thurlow Street 
Old Kent Road

Surrey 
Square Park

Albany Road 

Burgess Park

Faraday  
Gardens

Nursery Row 
Park

Phase 2B

������3ULQWHG�À\HUV�

Flyers were distributed door-to-door to the residents 
and businesses within the boundary, during each 
stage of consultation inviting and informing people 
of the various events during that stage. They were 
also handed out around the estate and via schools.

3.9.3 Newsletters (printed and digital)

NHG newsletters (mid-June and mid-September) 
reinforce key information, which were sent to 8,314 
addresses. The NHG Know Your Regeneration 
E-bulletin was also sent to a mailing list of  
126 locals. 

A range of communication methods were used to 
keep local residents, neighbours and stakeholders 
informed, to invite them to join events and 
consultations, and to let them know about how their 
feedback had been taken on board.

3.9.1 Consultation boundary 

The boundary for the distribution area of publicity 
materials was agreed with NHG at the outset of the 
consultation. This covers more than 8,000 residents 
and businesses, including the streets surrounding 
the estate, to ensure that neighbours are fully 
aware of what is happening and how they can  
get involved.

3.9 RAISING AWARENESS
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3.9.4 Posters

A4 and A3 posters advertising the public events 
were displayed in shops, pubs, libraries, cafés, 
restaurants and other businesses in and around the 
HVWDWH��6RXWKZDUN�&RXQFLO�KRXVLQJ�RI¿FHUV�DJUHHG�
to put posters on the notice boards of each building. 

3.9.5 Websites

aylesburyphase2b.commonplace.is

aylesburynow.london

The Aylesbury Now website covers the whole 
Aylesbury Estate regeneration, and includes 
updates on Phase 2B.

To complement this and receive feedback, a 
dedicated project website was set up through 
Commonplace. This offered an overview of the 
project, team and consultation, hosting an online 
survey and allowing people to sign up to a mailing 
list to be regularly updated about the next steps.

3.9.6 E-mail

E-communications were sent to NHG’s Aylesbury 
Now mailing lists as well as people who signed up 
to receive regular updates via feedback forms and 
at events. 126 people are on the subscriber list to 
receive email updates.

A dedicated email address (aylesbury@nhg.org.uk) 
has been widely advertised for use to contact the 
team any time.

3.9.7 Social media

A strategic social media campaign was used 
to advertise the Commonplace website and 
engagement events. Targeted Facebook and 
Instagram posts advertised upcoming events, with 
links to register. It was also used to encourage 
people to visit the website and leave their feedback. 

3.9.8 Word of mouth

Residents were kept updated on upcoming events. 
Council staff, Creation Trust staff, and other NHG 
teams helped share information.

3.9.9 Ongoing outreach

NHG (previously Notting Hill Housing Trust) has 
been an active presence on the Aylesbury Estate 
VLQFH�������ZLWK�DQ�RI¿FH�RQ�7KXUORZ�6WUHHW��FORVH�
to the Phase 2B site. Ongoing outreach work 
includes regular meetings with TRAs, a youth 
programme, community drop-ins, stakeholder 
meetings and visits to local businesses.

A dedicated Aylesbury Now mobile phone number 
(07920 466 133) is also widely publicised as a way 
for residents and other interested parties to contact 
the NHG team any time.

3.9.10 Informing - additional information 

In addition to the core themes covered; further 
information was provided on:

• General project information, timelines of 
planning, design, phasing, construction, 
demolition and rehousing 

• How policies shape homes, design of buildings, 
public spaces

• Living in high density environments, and what 
this means

• Massing, heights, impact on surrounding area

• Getting around, integration with the wider area, 
WUDI¿F��SXEOLF�WUDQVSRUW�DQG�SDUNLQJ�

• Impact on social infrastructure and how this is 
addressed and planned for

• 6XVWDLQDELOLW\��LQFOXGLQJ�HQHUJ\�IXHO�SRYHUW\��
biodiversity, management and maintenance of 
the public and open spaces
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IN THIS SECTION  
 Ź Added social value to the area

 Ź Statement from NHG

 Ź Social Value projects

OVERVIEW
As required by the draft Southwark Development 
Consultation Charter, this Social Value Statement 
describes the economic, social and environmental 
impacts of Phase 2B of the Aylesbury Estate 
Regeneration.  

It looks at how the development will contribute to 
the long-term wellbeing and resilience of existing 
and future residents and businesses. 

It takes into account feedback gathered from 
WKH�FRPPXQLW\�DQG�UHÀHFWV�WKH�GLYHUVLW\�DQG�
demographic of the local area.
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4.1 HOW PHASE 2B ADDS SOCIAL VALUE TO THE AREA

The provision of the Phase 2B Plan responds to 
the current site context, as outlined in Sections 2.3 
(Site Context) and 2.5 (People and Place), as well 
as what has been learnt during ongoing community 
engagement. It is intended to create an improved 
quality of life for estate residents, businesses and 
the local community by providing:

• more good-quality homes for local people, 
including social rent

• an enhanced setting for local traders and 
amenities such as Bagshot Street, attracting 
trade

• improved green spaces for recreation and well 
being

• accessible public spaces that will foster 
community 

• ÀH[LEOH�FRPPHUFLDO���FRPPXQLW\�VSDFH�WKDW�
could provide employment and would boost the 
local economy

• green streets that encourage active travel, 
including cycling, walking and wheeling

• reduced CO2 emissions and support for 
biodiversity and climate change mitigation

4.1.1 Good quality homes

Designed for what people want

Feedback gathered from the community, people 
gave the following as their priorities for new homes: 

• Generous proportions 

• Natural light 

• Dual aspect 

• Private outdoor space 

• Storage 

• (QHUJ\�HI¿FLHQF\�

• Control over own heating 

• Attractive designs for social rent 

• Affordability 

The following aspects are all present in the new 
homes:

• All 2+ bed homes are dual aspect, providing 
cross ventilation and varied daylight at different 
times of day. 

• Acoustic vents in windows will allow residents 
WR�HQMR\�IUHVK�DLU�ÀRZ�ZKLOH�PDLQWDLQLQJ�
comfortable noise levels. 

• The blocks have been laid out so as to optimise 
access and views to the green spaces. 

• Air-quality will be a priority. The landscape is 
designed to reduce car use and includes tree-
lined streets and wide pavement to encourage 
walking and cycling. 

Tenure blind & social rent homes

Phase 2B includes the provision of 163 social rent 
KRPHV��IURP���EHG�ÀDWV�WR���EHG�PDLVRQHWWHV��
comprising a total of 738 habitable rooms. In 
addition, there are 82 intermediate homes (225 
habitable rooms).

Tenure blind design and a mixing of social, 
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intermediate and private homes within the Phase 
2B blocks ensures social inclusion and community 
cohesion. All homes, regardless of tenure, will be of 
a similarly high standard.

Provision for families 

In line with the demographic makeup of the wider 
Aylesbury Estate area, and what has been heard 
in ongoing engagement since 2015, Phase 2B 
incorporates extensive provision for families and 
young people. A high proportion of homes will be 
����EHG�ÀDWV�DQG�PDLVRQHWWHV��6KDUHG�FRXUW\DUG�
gardens and private gardens for residents will allow 
safe places for young children to play, overseen 
by parents and carers (a feature of homes widely 
requested during consultation).  

Accessibility of homes 

All homes are being designed to be ‘accessible 
and adaptable’, suitable for those with reduced 
PRELOLW\��ROGHU�SHRSOH�DQG�VRPH�ZLOO�EH�VSHFL¿FDOO\�
for wheelchair users. 

They also meet the ‘Lifetime Homes’ standards of 
EHLQJ�ÀH[LEOH�WR�DGDSW�DV�WKH�QHHGV�RI�D�IDPLO\�RU�
individual change 

In addition, 10% of homes will be designed 
VSHFL¿FDOO\�IRU�ZKHHOFKDLU�XVHUV��ZLWK�H[WUD�
provision for wheelchair transfer zones, wheelchair 
accessible bathrooms and kitchens. 

4.1.2 Economic impacts 

Commercial space 
$W�WKH�FHQWUH�RI�WKH�VLWH�LV�ÀH[LEOH�FRPPHUFLDO�
space. Engagement is ongoing as to how this 
space might be used, but it has the potential to 
encourage local independent business, skills 
training, education space, workspace and 
community enterprise.

Improved setting
The green streets and improved public realm will 
create an attractive setting for existing neighbouring 
businesses, and new businesses setting up in the 
commercial space on the site.

Tackling fuel poverty 

All homes will target an Energy Performance 
&HUWL¿FDWH��(3&��UDWLQJ�RI�%�RU�KLJKHU��7KLV�ZLOO�
reduce energy use, minimising bills. Billing will be 
based on actual usage, which residents can see 
using meters in their homes. This provides the 
RSSRUWXQLW\�WR�XVH�HQHUJ\�HI¿FLHQWO\��

High-quality insulation and thermal glazing will 
reduce heating demand.  

'XDO�DVSHFW�ÀDWV�ZLOO�DOORZ�QDWXUDO�YHQWLODWLRQ��
helping stay cool in summer.  
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4.1.3 Social impacts 

Public spaces to foster community 

The two new public spaces, attractive streets, 
playgrounds and pocket parks are designed to be 
as accessible and accommodating as possible to 
all members of the community, providing a social 
space for community cohesion. 

Accessibility of public realm 

Accessibility has been at the forefront of the design. 
The following measures have been incorporated 
into the public realm: 

• Wide pavements (typically 2.4m), suitable for 
wheelchairs and pushchairs 

• All junctions have raised tables, delineated with 
tactile paving, and crossing points without drop 
kerb 

• 3% parking spaces will be for Blue Badge 
holders 

• Seating in public spaces and pocket parks, 
allowing pedestrians to pause at regular 
intervals 

Play provision for young people 

One of the key requirements of the Aylesbury 
Estate, and wider Walworth area, is the need 
for more and better provision for young people. 
This has been established through ongoing 
engagement, the Phase 2B consultation, and 
additional research commissioned by both 
NHG and Southwark Council (for example: 
‘Understanding Southwark: young people’s 
perspectives’, December 2021, Southwark Council 
��6RFLDO�/LIH����

Phase 2B brings new and improved outdoor play 
facilities to the area: play for a variety of age groups 
and a Multi-Use Games Area (MUGA) in the new 
Bagshot Park; non-prescriptive play elements in 
Thurlow Square; refurbishment of the Kinglake 
Street playground.  

Play provision in public spaces, has been 
developed through workshops with young people 
in the area, from primary school age to late teens. 
See Section 9 (Youth Engagement).

Antisocial behaviour 

This has been a key concern throughout the Phase 
2B consultation and one taken very seriously in 
developing the Phase 2B plan. The design team 
has worked closely with the Metropolitan Police 
Secure by Design team and Southwark planning 
RI¿FHUV�WR�PLWLJDWH�DQ\�SRWHQWLDO�$6%�LVVXHV��,W�
remains a major focus of ongoing engagement with 
the local community. 

Safety and security 

The Design Team has engaged with the 
Metropolitan Police’s Secure by Design for advice 
on designing out crime and antisocial behaviour. 
Measures include: 

Streets that are overlooked by businesses, active 
VWUHHW�IURQWDJHV��DQG�RU�UHVLGHQWLDO�DFFRPPRGDWLRQ�

*URXQG�ÀRRUV�DFWLYDWHG�E\�ZHOO�OLW�FRPPXQDO�
entrance lobbies and maisonette front doors 

A street lighting plan will be developed further post 
planning, taking into account both safety & security, 
and ecological concerns 
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4.1.4 Environmental impacts 

Goals to reduce carbon emissions are line with the 
New Southwark Plan and the borough’s declaration 
of Climate Change Emergency. They also correlate 
with feedback from the community, who viewed 
sustainability and biodiversity as important values.

Minimising carbon emissions 
85% of the heating and hot water will be provided 
by the district heating system. This generates most 
of its heat from an Air Source Heat Pump (ASHP), 
which runs on electricity rather than fossil fuels 
such as oil and gas.  

Some buildings will use their roof space for 
photovoltaic panels to generate electricity.  

Whole-life carbon modelling is being carried out to 
understand and reduce the development’s overall 
carbon footprint from construction until the end of 
its life. 

Reducing raw materials used in the con-
struction 
The structure of the taller buildings has been 
made as lean as possible to reduce the amount 
of concrete needed for the structure. Meanwhile, 
concrete from the existing buildings will be crushed 
and used as aggregate in the new development. 

Climate change resilience 
Landscaping will incorporate several water 
management measures to collect rainwater and 
SUHYHQW�ÀRRGLQJ��

• Permeable surfaces such as paving, parking 
ED\V�DQG�SOD\�DUHDV�WR�PLWLJDWH�ÀRRGLQJ�

• 5DLQ�JDUGHQV�GHVLJQHG�WR�DEVRUE�DQG�¿OWHU�
rainwater from streets  

• Planted areas and trees to absorb water  

Tree-lined streets and green roofs will provide 
shade and help cool buildings and streets in the 
VXPPHU��7KH\�ZLOO�DOVR�KHOS�¿OWHU�FDUERQ�GLR[LGH�
from the air. 

Increasing biodiversity and wildlife 

A ‘green corridor’ or network of green streets will 
provide routes for animals to move through and an 
ecosystem for plants and wildlife.  

New landscaped public spaces such as Bagshot 
Park are an opportunity for diverse planting.  

4.1.5 Long-term wellbeing 

Character and local identity 

The Aylesbury Estate has a strong identity and 
solid sense of community. Many residents have 
an emotive connection to the estate and it is 
part of their own identity. In order that Phase 2B 
represents the existing and future demographics, 
the architecture has been considered to continue 
this sense of place, for example the use of brick as 
a visual tie-in to local streets. 

There is scope to include residents and 
stakeholders activities in further development of 
public spaces, allowing existing and future residents 
to shape the neighbourhood’s identity. For example, 
a co design process could be used to bring together 
local artists and community groups in designing 
street furniture and interpretive play elements in 
Thurlow Square. 

Cycle & pedestrian-friendly neighbourhood 

Since the early consultation (2015), the local 
community have been saying that they would like 
the neighbourhood to be cycle- and pedestrian-
friendly. The Phase 2B plan contributes to this by 
creating green, tree-lined streets, that are pleasant 
WR�ZDON��ZKHHO�DQG�F\FOH�DORQJ�±�D�EHQH¿W�WR�WKH�
wider local area and encouraging active travel.  

There are dedicated cycleways, bike parking, and 
D�F\FOH�KXE�IRU�ELNH�KLUH��7UDI¿F�FDOPLQJ�PHDVXUHV�
and a road layout that includes a car free junction 
reduce rat running and make streets safer.



Pg
 6

0 
| S

oc
ia

l 
V

al
ue

 S
ta

te
m

en
t

‘At Notting Hill Genesis, we have a clear social 
purpose and a vision to provide homes that build 
a better place for all. Created in 2018 from two 
well-established housing associations, Notting 
Hill Genesis is now one of the largest housing 
associations in London and the south east. 

‘We own and manage more than 66,000 homes 
and employ around 2,000 staff. We provide homes 
across a range of tenures and are committed to 
continuing to deliver housing that is affordable to 
all.

‘Our roots reach back to the 1960s when our legacy 
organisations were established by local people who 
VKDUHG�D�VLPLODU�YLVLRQ�±�WR�KRXVH�ZHVW�/RQGRQ¶V�
working poor, providing them a home from which to 
build themselves and their families a secure future. 

‘As LB Southwark’s development partner on the 
Aylesbury Estate Regeneration, we are committed 
to delivering this vision for and with the residents 
and key stakeholders to build and sustain the 
Aylesbury as a vibrant, diverse and successful 
neighbourhood. 

‘We believe in the strength of partnerships and 
collaboration in achieving the best possible 
outcomes for residents and communities. Notting 
Hill Genesis has a strong commitment to delivering 
social value through long-term investment in 
communities that meets the needs and aspirations 
of the residents living there. 

‘We also ensure that contractors and consultants 
engaged in local developments also commit to 
providing meaningful social value. Notting Hill was 
an early adopter of the Sustainability Reporting 
6WDQGDUG�IRU�6RFLDO�+RXVLQJ�DQG�SURGXFHG�RXU�¿UVW�
report on Environmental, Social and Governance 
(ESG) performance in 2020-21. This included social 
value and placemaking as key components in our 
approach to ESG performance, highlighting case 
studies from Aylesbury.

‘On the Aylesbury Estate Regeneration project, we 
have adopted a multi-faceted approach to deliver 
positive results that meet a myriad of diverse 
community needs. This has included leveraging 
opportunities and value for residents both directly 
from Notting Hill Genesis and through our supply 
chain and setting clear expectations and contractual 
commitments through our procurement processes. 
We have used the HACT Social Value Calculator to 
demonstrate the social value generated, which on 
the Aylesbury has £10.22 generated in social value 
for every £1 spent.’

4.2.1 Projects on Phase 2B

‘On the Phase 2B planning and design stages, 
contractors and consultants have committed 
to delivering demographically-representative 
project teams, work experience for residents, 
SME development, corporate volunteering, youth 
mentoring, charity fundraising, STEM ambassadors 
and school activities. 

‘We have commissioned Class of Your Own to 
deliver the highly-regarded Design, Engineer, 
Construct programme with a local secondary school 
over a three-year period. Consultants from across 
the built environment have taken part. 

‘Within the footprint of the Phase 2B site, we have 
also invested in delivering an interim community 
garden and bike pop up with local community 
organisations. The interim use site has delivered a 
range of positive outcomes of the local community, 
including supporting health and wellbeing and 
social engagement, while reducing social isolation, 
during the pandemic. The interim use projects 
are being used as a test and learn opportunity for 
the development, with lessons learned informing 
aspects of the Phase 2B design, such as identifying 
opportunities for community growing space.’

4.2 OUR SOCIAL VALUE ETHOS: STATEMENT FROM NHG
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4.2.2 Projects across Aylesbury Estate

Across the wider Aylesbury Estate project, Notting 
Hill Genesis has delivered the following social value 
activities to date: 

• Committed to deliver 1,440 local training & 
employment opportunities paying at least the 
London Living Wage 

• Contractors and consultants have signed up 
to deliver a social value offer for Aylesbury 
residents. This has included jobs and internships 
with Devonshires solicitors, HTA architects 
and Arcadis consultancy, and HR policy and 
recruitment support by NHG for local charities 

• Contractors, Keltbray, Erith, Hill Partnerships 
and Vistry Partnerships, have provided 42 
construction apprenticeships, as well as 
materials and time to improve local community 
assets and open spaces 

• Three local community organisations, two local 
schools and one social enterprise have been 
supported by architects, HTA, and contractors 
Hill Partnerships, Vistry Partnerships and Erith, 
to make improvements to their facilities

• NHG and supply chain partners have provided 
support to residents during the pandemic, 
including NHG and Vistry working together to 
deliver monthly Cuppa and a Chat sessions for 
residents, as well as donations and deliveries of 
food parcels to over 100 families in need  

Alongside S106 commitments of 15 construction 
apprenticeships and 20% local labour (against a 
WDUJHW�RI�������WKH�IROORZLQJ�FRPPXQLW\�EHQH¿WV�
have been provided: 

• Fundraising support for Burgess Sports (local 
children sports charity) 

• Resident planting area next to new development 
• Sourced and erected fencing for new Albany 

Road community garden 
• Support Cuppa and a Chat (virtual engagement 

sessions with residents) 
• Supported with 50% of costs towards Build a 

Bike project with Community Cycleworks 
• With Burgess Sports, delivered 105 Christmas 

hampers to residents during the pandemic
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05  Stage One
   Introducing the project

IN THIS SECTION 
 Ź Early engagement: What’s happened since 

2016

 Ź Stage 1 events & meetings

 Ź Stage 1 communications & outreach

 Ź What’s changed since 2016

 Ź .H\�¿QGLQJV�IURP�6WDJH��

 Ź Stage 1 feedback analysis

OVERVIEW 

Stage 1 focused on early engagement to gauge levels 
of interest, build relationships with residents and 
stakeholders and identify potential areas for future 
Phase 2B engagement. Early concept plans were 
shared with the local community and stakeholders. 

Stage 1 engagement followed a lengthy period of 
national lockdown, when some COVID-19 restrictions 
were still in place.

Aims of the Stage 1 consultation: 
 Ź To raise awareness of the regeneration of the 

Aylesbury Estate in general, and Phase 2B in 
particular 

 Ź To clarify the changes to the area plans since 
the last consultation in 2016 and explain policy 
changes that lead to this

 Ź To understand how people live on the estate 
and what they need from new homes 

 Ź To understand what is needed from public and 
commercial space 

 Ź To ensure under-represented groups are heard 

 Ź To offer a range of communications and 
engagements, using a variety of media, so that 
everyone has an opportunity to get involved 

 Ź To develop a better understanding of the local 
area and community

 Ź To provide clear and thorough information
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5.1 CONSULTATION SUMMARY

5.1.1 Starting Stage 1

Stage 1 informed residents and the wider 
community of the project aims, and built on 
feedback heard to date by developing an 
understanding of community needs and wants and 
local knowledge.

It focused on in-person and street level 
engagement such as street pop-ups and youth 
workshops, as well as initiating ongoing meetings 
ZLWK�LGHQWL¿HG�NH\�VWDNHKROGHU�JURXSV��

Printed and digital materials were published 
LQFOXGLQJ�À\HUV�WR�SXEOLFLVH�HYHQWV�DQG�ZRUNVKRSV��
Comment cards and surveys were issued to record 
comments. 

The Commonplace website was launched to offer 
access to information on the project and means of 
receiving responses from the general public. This 
broad range of communication methods were used 
to reach local residents and stakeholders. 

COVID-19

Amidst the COVID-19 pandemic, restrictive 
guidelines were provided by the government at this 
time and masks were highly recommended in public 
VSDFHV��$OWKRXJK�WKHVH�UHVWULFWLRQV�KDG�VLJQL¿FDQWO\�
eased over the summer months, allowing a number 
of face-to-face conversations to take place, 
some events were held online as a precautionary 
measure. This gave participants a range of options 
for those not comfortable with meeting in person at 
that time.
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5.2 EVENTS & MEETINGS

5.2.1 Street pop-ups 

Pop-ups (stalls set up in streets and busy public 
places) were a key engagement tool for Stage 1. 
These gather a wide range of views and local 
knowledge, while encountering in the street ‘hard to 
hear’ groups, or those that wouldn’t normally engage 
or attend a public meeting or exhibition. This informal 
format allows for the public to learn about the project 
and provide feedback at their own convenience, and 
doesn’t require they stay for a long time.

A series of pop-up events aimed at introducing 
WKH�SURMHFW�WR�HVWDWH�DQG�VXUURXQGLQJ�UHVLGHQWV�
stakeholders took place in July 2021:  

• :HGQHVGD\����-XO\���������SP�±��SP��(DVW�
6WUHHW�0DUNHW�7KXUORZ�6WUHHW�

• :HGQHVGD\����-XO\��������SP�±��SP��$UN�
Walworth Academy

• 7KXUVGD\����-XO\��������SP�±��SP��$\OHVEXU\�
Estate (near community garden & Creation Trust) 

• 7KXUVGD\����-XO\��������SP�±��SP��6XUUH\�
Square Primary School 

• 6DWXUGD\����-XO\���������DP�±��SP��7KXUORZ�
Street MUGA

This early engagement was an opportunity to gauge 
levels of interest and potential areas for future 
engagement, to start to build trust within the local 
community by engaging early in the process and 
transparently. 

The pop-up times and locations were advertised on 
WKH�LQWURGXFWRU\�À\HU��KRZHYHU�WKHUH�ZDV�ÀH[LELOLW\�
and the team could change locations after the 
advertised time depending on the situation on the 
ground, footfall etc.. Details of the pop-ups were also 
VKDUHG�YLD�WKH�1+*�PDLOLQJ�OLVW��À\HUV�VKDUHG�ZLWK�
Creation Trust and on the Commonplace website.

These events included canvas cards, comments 
FDUGV�WR�JDWKHU�IHHGEDFN��$�SULQWHG�ÀLS�ERRN�RI�WKH�
exhibition boards allowed people to examine the 
design proposals at the table or with a member of 
the design or engagement team. 

People were also able to sign-up if they were 
interested in future Phase 2B engagement events. A 
µ%LJ�,GHDV�0DS¶�±�D�ODUJH�VFDOH�DHULDO�YLHZ�RI�WKH�VLWH�
±�ZDV�ODLG�RXW�RQ�D�WDEOH�VR�WKDW�SDUWLFLSDQWV�FRXOG�
add their views and local knowledge using Post-it 
notes. The ideas map provided a natural focus for 
consultation events as participants took time to read 
and respond to other people’s comments.
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5.2.2 Stakeholder meetings 

While stakeholder meetings have been continuous 
throughout all engagement stages, the following 
meetings related to Stage 1 proposals and 
emerging plans. This included a presentation from 
the project team outlining changes since 2016, the 
new design proposals and a Q&A session. 

• LBS Taplow Housing Team, 6 August 2021 

• Aylesbury TRA, 9 August 2021 (online) 

• Creation Trust Board, 9 August (online) 

• Thurlow Lodge and Taplow TRA, 24 August 
2021 (online) 

Kinglake TRA were invited to meet but did not 
attend.

5.2.3 Website 

aylesburyphase2b.commonplace.is

The Commonplace website was launched on 5 
July 2021, with project information, feedback form 
questions and contact details.

The Commonplace website contained information 
WKDW�UHÀHFWHG�WKH�PDWHULDOV�VKRZQ�DW�WKH�SRS�XSV��,W�
covered topics such as the project vision, timeline, 
previous consultation results, and new ideas for 
the plan including building layout, public realm, 
SOD\�VSDFHV�DQG�FRPPHUFLDO�FRPPXQLW\�XVHV��7KH�
public were able to provide comments on these 
ideas over July and August.

The website also had details on the project teams, 
and a sign-up form so those interested could keep 
up to date on the project via e-news updates.
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5.2.4 Youth workshops 

A series of bespoke workshops was devised with 
groups aged 8-15 years old to discuss public 
spaces for play, with follow-up sessions held in 
Stage 2. 

In Stage 1, these focussed on estate residents who 
NHG work with as part of an ongoing social value 
programme.

Discussions included how participants currently use 
and feel about the public space available to them, 
and what they thought good design looks like. 

• Youth Workshop 1, 25 June 2021 

• Youth Workshop 2, 2 July 2021 

• Youth Workshop 3, 9 July 2021

Meetings took place online. Young people were 
informed about the regeneration and invited to draw 
their own schemes for a new public park and play 
area. 

Follow up sessions were held later in the year to 
feed back to participants.

More information on Youth Engagement is available 
in Section 09.
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5.3.1 Communications

• A newsletter published in March 2021 informed 
the community on the consultation on plans 
for Phase 2B. People were invited to view 
and comment on the plans via a dedicated 
consultation website (aylesburyphase2b.
commonplace.is) to stay updated. It was also 
PHQWLRQHG�WKDW�D�À\HU�ZRXOG�EH�VHQW�ZLWK�
further details on the Meet the Team launch 
event and other ways to get involved. 

• The Meet the Team launch event was held 
on Zoom on the 30 March 2021, facilitated by 
Soundings. A link to sign up to the event was 
shared on the Commonplace platform. When 
sending an RSVP for the event, attendees 
could submit questions, in addition to questions 
asked on the day.  

• Commonplace website aylesburyphase2b.
commonplace.is launched 5 July 2021.

• $��À\HUV�GLVWULEXWHG�DURXQG�WKH�DUHD�RQ�WKH� 
10 July 2021 (8,314 copies).

• Commonplace news articles posted on 
27 July 2021 and 23 September 2021.

5.3 COMMUNICATIONS & OUTREACH
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           Phase 2B Aylesbury Regeneration  

www.aylesburynow.london

Any comments?

2265_210706_AER Comment Card.indd   12265_210706_AER Comment Card.indd   1 08/07/2021   13:5508/07/2021   13:55

5.3.2 Asking for feedback

Feedback was sought through a range of canvass 
cards which were handed out at pop-up events, 
and digital versions of the questions were available 
to answer on the Commonplace website. Feedback  
forms and canvass cards can be viewed in 
Appendix D.

Questions we asked in order to get a sense of the 
character and identity of the community included:

• What brings you here (to the event) today?

• What was the best day of your life?

• If Aylesbury was a piece of music, what would 
it be?

• Tell us your favourite:

• 3RVVHVVLRQ�FORWKLQJ�ORRN�
• )RRG�WR�FRRN�HDW�VKDUH�
• Hobby or pastime.
• Sound you love.
• 6SRUW�JDPH�

Questions we asked about the Phase 2B plans:

• How do you feel about Policy and Social 
Changes?

• What are your top 3 priorities for the future 
$\OHVEXU\�3KDVH��%"

• What is special about the Aylesbury Estate and its 
surroundings?

• Is there any additional information you would like 
us to share?

• How do you feel about the “new homes” ideas?

• What do you think a well-designed home should 
have?

• What so you like most about your current home?

• What do you wish could be changed?

• How do you feel about the green and open 
spaces, environment and climate change ideas?

• How would you like to use the new public spaces 
and what should be there?

• What are your favourite pubic spaces to go now?

• What stops you from using some public spaces?

• The plan imagines ‘greener streets’ with people 
cycling and walking and public transport - is this a 
good idea?

• How do you feel about the commercial and 
community uses ideas?

• :KDW�FRPPXQLW\�FRPPHUFLDO�XVHV�ZRXOG�\RX�OLNH�
to see?

• Do you use any community spaces in the area 
right now?

• :KDW�GR�\RX�OLNH�ZKDW�GR�\RX�WKLQN�LV�PLVVLQJ"

• Has COVID changed the way you feel about 
using public spaces, streets and community 
facilities?

• If yes, yell us how and what needs to change?

There were also generic comments cards where 
people could write about anything relating to the 
Aylesbury Phase 2B regeneration.
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5.4 WHAT’S CHANGED SINCE 2016

Indicative sketch diagram - 2016

Early ideas - 2016
• 415 units

• /DQGPDUN�FRUQHU�EXLOGLQJ�±����VWRUH\V

• 7KXUORZ�6WUHHW�IURQWDJH�±���VWRUH\V

• Other buildings up to 8 storeys

What you said was important:
• Public space - football areas and MUGAs 

should be re-provided

• The size of new homes, and availability of 
different dwelling types

• Retention of trees

• A pedestrian and cycle friendly area

• Places for the community to meet, shop and 
have a coffee together
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Indicative sketch diagram - July 2021

Early ideas - July 2021
• Over 600 units (targeting 50% to be 

affordable - of this, 75% will be for social rent 
and 25% for shared ownership)

• /DQGPDUN�FRUQHU�EXLOGLQJ�±����VWRUH\V����
WHFKQLFDO�ÀRRU�

• 7KXUORZ�6WUHHW�IURQWDJH�±���VWRUH\V

• *HQHUDO�KHLJKWV�±���VWRUH\V
• The social rent homes will be prioritised 

for existing Aylesbury Estate residents, as 
well as former Aylesbury Estate residents 
that have expressed an interest to use their 
option to return

• A new neighbourhood park with play areas, a 
public space on Thurlow Street, landscaping 
DQG�QHZ�JURXQG�ÀRRU�VSDFHV�IRU�FRPPHUFLDO�
or community use

Why has there been change?

6LQFH�������WKHUH�KDYH�EHHQ�VLJQL¿FDQW�SROLF\�
and social changes:

• The creation of a new Southwark Local Plan, 
new policy covering reprovision of social 
housing in the new London Plan, the climate 
emergency and of course the COVID-19 
pandemic

• Changes impacting on how plans are 
developed and delivered

• Policy changes required provision of a 
greater number of homes

• Home layouts improved and buildings and 
open spaces redesigned

Block 4A
Block 4D

Block 4B

Block 5C

Block 5B

Block 5A
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������.H\�¿QGLQJV

New homes

Respondents seemed to be most interested 
in the design of the new homes. Nearly half of 
comments were positive about the changes since 
2016 relating to things such as internal layout and 
each dwelling getting a private balcony or patio. 
It was also made clear the importance of quality, 
generously sized and safe dwellings.

Access & movement

Many are supportive of cycling and pedestrian 
improvements in the area, as long as they are safe.

Landscaping and public space

Respondents really value access to public space 
nearby to their homes. There were concerns about 
using current public spaces due to safety and 
access. 

Community and commercial use

Respondents had many suggestions for 
improvements to community and commercial uses 
for locals. Many preferred community uses that 
ZRXOG�EHQH¿W�UHVLGHQWV�QHDUE\�VXFK�DV�ÀH[LEOH�
community spaces and youth clubs, while others 
suggested independent local businesses.

Policy and social change

Many respondents were concerned about the 
amount of council home provision and building 
heights will be too large. 

Respondents highly value the sense of community 
in the area, and stressed the importance that this is 
not lost with new development.

5.5 SUMMARY OF 
FEEDBACK

5.6.1 Policy and social change 

45 responses 

The chart below shows sentiments of comments 
across the following questions:

• What are your top three priorities for the future 
RI�$\OHVEXU\�3KDVH�%"�

• What is special about the Aylesbury Estate and 
its surroundings? 

• Is there any additional information you would 
like us to share? 

NeutralPositive Negative

5.6 FEEDBACK ANALYSIS

���

���

���
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For comments responding to Policy and Social 
Changes, 38% were negative sentiments such 
as concern there won’t be enough council home 
provision, building heights will be too large, more 
greenery and ASB in the local area. 29% of 
comments were positive, with many respondents 
mentioning the close proximity of Burgess Park, 
current access to green space, a strong a diverse 
local community, and close proximity to transport 
and shops. When talking about what the estate is 
like now, and what they value, many people talked 
about the strong sense of community, the value of 
neighbours they could trust, and the diversity of the 
area. 

5HVLGHQWV�OLNH�WKHLU�ÀDWV��ZKLFK�DUH�VSDFLRXV�DQG�
well-designed, with plenty of natural light; one of 
WKH�PDLQ�GHVLUHV�LV�WKDW�WKH�QHZ�ÀDWV�ZLOO�EH�DV�
generously proportioned.

The area was also frequently described as 
‘green’ and ‘open’, with plenty of green space and 
proximity to the well-used Burgess Park. 

There are, however, currently problems on the 
estate relating to ASB, drug use and gangs. It is 
possible that these have been exacerbated by 
lockdown and by the rehousing of tenants from 
some blocks. 

5.6 FEEDBACK ANALYSIS We need places for our 
kids to play, and activities 

for all ages, especially 
teenagers.

“

I’d like to see an 
independent cafe in the 
area.

“
We value our green 

space and trees, and 
don’t want any to be lost.

“

A garden or balcony 
makes a well designed 

home.

“

Anti-social behaviour, 
gangs and people drinking 

in the street can make 
some areas feel unsafe.

“

I need my new home to 
feel safe and secure.

“

:RQ¶W�WKH�WUDI¿F�LQ�WKH�DUHD�
increase dramatically?

“
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5.6.2 Site layout and design principles

.H\�¿QGLQJV�ZHUH�

• Desire for high proportion of social rent  
and affordable

• Positivity about the increase in number of 
homes since 2016

• Green space is an important feature of the local 
area

• Concern about potential impact of tall buildings 
RQ�WKH�SDUN�DQG�ORFDO�DUHD�±�KRZ�GRHV�3KDVH�
2B respond to Burgess Park?

• Concern that increased density would put 
pressure on transport and services

• The effect of tall buildings on the park, 
particularly on Burgess Park to the south, was 
questioned

If Aylesbury was a piece of 
music what would it be?

Creepy Halloween 
song (the movie not 

the fun night)

“

Dance music “
A John Cage composition“

Pop music – because it’s 
so versatile and great!

“
A mixtape of 1920s  

music hall songs, steel 
pans & reggaeton

“

Question asked on canvass card
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5.6.3 New homes 

54 responses 

The chart below shows sentiments of comments 
across the following questions:

• What do you think a well-designed home 
should have? 

• What do you like most about your current 
home? 

• What do you wish could be changed? 

Around half of comments relating to new homes, 
such as site layout, design and massing,  
were positive. 

Respondents generally liked the proposals, and 
though that well-designed homes have natural light, 
VSDFH��DFFHVV�WR�JUHHQ�VSDFH��SULYDF\�DQG�DLUÀRZ��

Values desired in new homes were:

• Robust quality
• Generous proportions
• Private outdoor space such as balcony or small 

garden
• Well soundproofed
• Low energy use
• Heating control
• Fire safety
• Dual aspect
• Natural light
• Ample storage
• Family-sized homes
• Accessibility
• Flexibility

• Proximity to amenities

Some mentioned they would like to have a separate 
kitchen and dining room.   

The things people mentioned enjoying about their 
current homes were:

• Balconies
• Generous proportions
• Proximity to amenities and transport 
• Ability to overlook their children playing outside
• Views 

Residents said they would like to have better quality 
housing, citing material issues with the current 
housing stock.

NeutralPositive Negative

���

���

���
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5.6.4 Green and public space, 
environment and climate change

37 responses 

The chart below shows sentiments of comments 
across the following questions:

• How would you like to use the new public 
spaces and what should be there? 

• What are your favourite public spaces to go to 
now? 

• What stops you using some public spaces? 

• The plan imagines ‘greener streets’ with people 
cycling and walking and public transport. Is this 
a good idea? 

Many responded positively to these questions 
(72%), hoping for positive change and  
improvements to green and public spaces in the 
area, as access to these spaces is very important 
to the community.

���

���

��

NeutralPositive Negative

What is your favourite food 
to cook, eat and share?

Jollof rice“
Jambalaya “

Maggie’s roast potatoes, 
3HWHU¶V�EDQDQD�ÀDPEp

“
Curry goat and rice “
“

“
Spaghetti bolognese

Question asked on canvass card
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Green and public space

There were many comments that indicated a need 
for public space that is inclusive to people of all age 
groups with a local community focus.

 A place for all children to play is important for a 
large number of people, with respondents saying 
this type of area is currently missing for youth in the 
community, and there was mention of concerns for 
the loss of MUGAs on the estate. 

Green space has become increasingly important for 
residents, with many respondents saying they use 
Burgess Park or Elephant Park. Some people have 
stated feeling unsafe in Burgess Park from as early 
as 5pm and have cited safety in the public realm 
as a general issue and reason for preventing them 
XVLQJ�SXEOLF�VSDFHV�PRUH��7KLV�FOHDUO\�LGHQWL¿HG�WKH�
need for safe and accessible public and community 
spaces. Attractiveness of these spaces was also an 
important quality. 

There were many concerns about current public 
spaces that prevent people from using them: ASB, 
too much paving, day drinkers, gangs, late-night 
SDUWLHV���LOOHJDO�UDYHV��OLWWHU�GRJ�SRR��DQG�ODFN�RI�
public toilets. 

Additional uses mentioned in conversations 
included: walking, seating, picnic spaces, place 
WR�SOD\�FKHVV��SODFH�WR�ZDON�GRJ��OHW�RII�OHDVK�DQG�
allotments.

Access & movement

While many respondents are supportive of active 
travel improvements in the area, safety and security 
to allow for this is important. Greener streets, such 
as improved cycling and pedestrian infrastructure, 
are an important value, with 100% of those who 
responded to this questions agreeing it was a good 
idea.

Sustainability

Biodiversity is a priority for many people, with some 
respondents saying that more green space in the 
area would have a positive environmental impact.
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Social infrastructure

There was also a need expressed for a new social 
space that could be used for community activities 
by all ages. This was mentioned many times in 
response to a number of questions. A centre that 
can cater to the community as a whole and be 
ÀH[LEOH�HQRXJK�IRU�D�EURDG�UDQJH�RI�FRPPXQLWLHV�
of interest, and age groups, to be able to meet and 
host their events and activities. 

People cited the former Thurlow Lodge (in 
Wendover 441-271) as being a successful and well-
used example of this kind of facility.  

Loss of community

There was concern that regeneration and  
increased density might lose the area’s strong 
sense of community. 

Respondents feel strongly about the diversity 
and strength of the local community. People are 
concerned about the loss of the existing community 
with a general feeling that new homes and facilities 
will not cater to their needs. Closely linked to this 
concern is thawt the new development will have 
higher rents than residents currently pay, giving rise 
to fears of displacement. 

Through more general questions about how people 
spend their time and what they like to do it emerged 
that many people on the estate enjoy creative 
activities, in particular music. 

Commercial use

Respondents were keen to see a broad range of 
uses in the commercial space on the site and there 
was a preference for spaces for local independent 
businesses rather than chain stores. 

People also suggested things such as commercial 
uses for the community such as training and skills 
workshops for locals. Other suggestions included:

• 5HVWDXUDQWV�3XEV
• Cinema
• Art studios
• Cafés
• Workshop
• Supermarkets
• Markets

5.6.5 Community and commercial use

24 responses 

The chart above shows sentiments of comments 
across the following questions:

• :KDW�FRPPXQLW\�FRPPHUFLDO�XVHV�ZRXOG�\RX�
like to see? 

• Do you use any community spaces in the area 
right now? 

• :KDW�GR�\RX�OLNH�ZKDW�GR�\RX�WKLQN�LV�PLVVLQJ"�

• Has COVID changed the way you feel about 
using public spaces, streets and community 
facilities?

• If yes, tell us how and what needs to change? 

Over half of comments relating to Community 
and Commercial Uses were positive, with many 
suggestions for community uses in the area 
including: supermarkets, independent shops, 
swimming pool, multi-purposed community space, 
youth clubs, cinema and workshop space. Not all of 
these would be practical within the bounds  
of Phase 2B. 

������

��

NeutralPositive Negative
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06  Stage Two
  Concept plans

OVERVIEW

By this stage, the outline plans shown in summer 
had been developed into concept plans to share for 
public discussion. 

Aims of the Stage 2 consultation: 

 Ź To inform the local community of the 
regeneration of the Aylesbury Estate in general, 
and Phase 2B in particular 

 Ź To present the concept designs for the site  
and gather feedback 

 Ź To close the feedback loop on how what was 
heard in Stage One has been incorporated into 
the design 

 Ź To offer a range of communications and 
engagements, using a variety of media, so that 
everyone has an opportunity to get involved 

 Ź To have focused discussions on key themes, 
such as: public realm, outdoor space for young 
people, non-residential spaces, design of 
homes and architectural design

IN THIS SECTION
 Ź Consultation summary

 Ź Stage 2 events & meetings

 Ź Stage 2 communications & outreach

 Ź Changes since Summer 2021

 Ź .H\�¿QGLQJV�IURP�6WDJH��

 Ź Stage 2 feedback analysis
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6.1 CONSULTATION SUMMARY

Engagement at this stage focussed on in-person 
DQG�SXEOLF�H[KLELWLRQV���ZRUNVKRSV��DORQJVLGH�
ongoing one-to-one meetings with key stakeholder 
groups and presentations at local TRA meetings.

Workshops were also undertaken with different 
groups of young people, to understand local 
requirements for public spaces, play and sport.

A mixture of online and in-person formats were 
offered, as well as printed and digital materials. 
Offering a range of media and meeting formats was 
GHVLJQHG�WR�HQVXUH�DFFHVVLELOLW\���ÀH[LELOLW\�IRU�DOO�
local residents and stakeholders. 

Feedback forms, comment cards and the 
Commonplace website allowed written comments 
to be submitted.

COVID-19 

While caution was still advised by the government 
at this time, and masks were highly recommended, 
JRYHUQPHQW�UHVWULFWLRQV�KDG�VLJQL¿FDQWO\�HDVHG�IRU�
the duration of this stage, until increasing again in 
late December, however this did not interfere with 
any scheduled events in this stage.



Pg
 8

3 
| S

ta
ge

 2

6.2 EVENTS & MEETINGS

6.2.1 Public drop-in exhibitions

These public exhibitions included drop-in events and 
workshops. Concept designs were presented, along 
with feedback on what had been heard in Stage 1 of 
the consultation. 

Surrey Square Primary School 

���2FWREHU���������SP�±��SP

A family-friendly drop-in exhibition was held at 
Surrey Square Primary School. Information about 
the Phase 2B plan and Aylesbury regeneration 
pertinent to Phase 2B was displayed across 18 
exhibition boards. Feedback was sought on both the 
Phase 2B plans and the ongoing, estate-wide  
Social Value programme.

The canteen of the local primary school was chosen 
as a venue as somewhere local people, including 
immigrant families, would feel welcome and 
comfortable. Refreshments and hot food from local 
Latin American restaurant Amigos were provided 
as an incentive to attend, that also supported local 
business, and a table of children’s activities was set 
up so that parents and carers could bring children 
with them.

Representatives from Maccreanor Lavington, East 
and NHG were present to talk through the master-
plan and its implications, and to listen to feedback. 
,Q�DGGLWLRQ��KRXVLQJ�RI¿FHUV�IURP�6RXWKZDUN�&RXQFLO�
attended to deal with any immediate  
housing concerns.

A Spanish-speaking translator was employed to 
support members of the Latin American community.

7KH�HYHQW�ZDV�DGYHUWLVHG�YLD�HPDLO��SULQWHG�À\HUV�WR�
8,314 local homes and in community venues, school 
QHZVOHWWHU�DQG�À\HULQJ�SDUHQWV�DW�WKH�VFKRRO�JDWH�

It attracted:

29 attendees (parents, children, stakeholders), 23 of 
ZKRP�¿OOHG�LQ�IHHGEDFN�IRUPV� 
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6.2.2 Website

aylesburyphase2b.commonplace.is

The project Commonplace website was updated 
on 15 October 2021 with the Concept Plans, event 
information, feedback questions and FAQs. The 
)$4V�UHÀHFWHG�UHVSRQVHV�WR�TXHULHV�UDLVHG�DERXW�
the design proposals. 

QR code links from the exhibition boards linked 
directly to the website. 

As well as reading information about the Concept 
3ODQV��YLVLWRUV�ZHUH�DVNHG�WR�¿OO�RSHQ�DQG�FORVHG�
feedback questions.

It attracted:

3,213 visitors to the Commonplace website over the 
duration of Stage 2.

6.2.3 Online Q&A 

26 October 2021, 6-7:30pm 

2SHQ�SXEOLF�SUHVHQWDWLRQ�ZLWK�4	$�VHVVLRQ���
discussion. 

Members of the design team, NHG, and Soundings 
were available to answer questions and hear 
feedback.

This offered a COVID-safe way to engage with the 
consultation programme, convenient for people 
ZKR�IRXQG�LW�GLI¿FXOW�WR�JR�RXW��RU�ZKR�KDG�EXV\�
lifestyles.

It attracted 4 attendees.

Pembroke House Drop-in Exhibition and 
Workshop 

18 October 2021, 4pm - 8pm

An afternoon drop-in exhibition was followed by a 
post-work focussed workshop on public space and 
circulation.

Exhibition boards and a 3D model of Phase 2B 
were displayed to help people understand the 
concept plan.

Young people attending the Monday evening 
homework club downstairs were invited up to the 
exhibition.

Free food (from local restaurant Amigos) and 
refreshments were offered as an incentive for local 
people to take part.

It attracted:

��DWWHQGHHV�±�VWDNHKROGHUV��VRPH�WHHQDJHUV�IURP�
WKH�KRPHZRUN�FOXE����RI�ZKRP�¿OOHG�LQ�IHHGEDFN�
forms. Some teenagers did not want to leave their 
GHWDLOV�RU�¿OO�LQ�WKH�IRUPV�
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6.2.4 Stakeholder meetings

The offer of one-to-one meetings with key local 
stakeholder groups offered the opportunity to 
H[SORUH�VSHFL¿F�DVSHFWV�RI�WKH�VFKHPH��RU�IRFXVVHG�
concerns with local groups. 

Meetings were generally held online, often including 
short presentations.

A full list of stakeholders approached can be 
seen in the Consultation Plan. While stakeholder 
meetings have been ongoing throughout all 
engagement stages, the following meetings related 
to Stage 2 concept designs.  

• Bagshot Street traders - ongoing outreach by 
NHG

• The Walworth Group, 9 September 2021

• Surrey Square Primary, 13 September 2021 
(online) 

• Creation CIC, 13 September 2021 (online) 

• Walworth Society, 20 September 2021

• Taplow TRA, 28 September 2021 (online) 

• Kinglake TRA, 4 October 2021 (online) 

• Friends of Burgess Park, 10 October 2021 
(online) 

• Aylesbury TRA, 11 October 2021 (online)

• London Living Streets, 18 October 2021 
(workshop)

• Pembroke House, 18 October 2021

• Regeneration Sub-group Workshop,  
28 October 2021

6.2.5 Youth workshops 

Targeted youth engagement was a key part of the 
consultation programme, in particular helping to 
shape the play provision in public spaces. 

This dovetailed with NHG’s ongoing Social 
Value programme, which includes a dedicated 
programme for young people on the estate.

Discussions focussed on how participants currently 
use and feel about the public space available to 
them, how they use playgrounds and parks, and 
ZKDW�WKH\�ZRXOG�OLNH�WR�VHH�LQ�D�ORFDO�SDUN���VSRUWV�
cage.

Key events were:

• Youth workshop at InSpire youth club,  
29 October 2021: 

13 attendees. Young people were presented 
with design proposals for the open spaces and 
the proposed MUGA. The group created their 
own designs for the space. 

• Youth Workshop (online) with Aylesbury Estate 
young people, 12 November 2021: 

Follow up of the Stage 1 session. Feedback 
given to the young people about which design 
ideas could be taken forward and which could 
not and the reasons. 

• Surrey Square Primary School, 6 December 
2021: 

7ZR�EHVSRNH�ZRUNVKRSV�±�RQH�IRU�.H\�6WDJH�
1, another for Key Stage 2. Pupils were asked 
what they would like to see in public spaces 
on Phase 2B, and invited to draw features 
they would like to see. Draft ideas were shared 
with the group then redrafted in response 
to feedback - a process they were learning 
in class as part of the school curriculum. 
Discussion included what might be practical in 
the spaces.

For full detail on youth engagement undertaken in 
Phase 2B, see Section 10.
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6.3 COMMUNICATIONS & OUTREACH

6.3.1 Communications

Events were publicised by open invitations to 
stakeholders, residents, and local people. Flyers 
were delivered to resident and stakeholder 
addresses, the events were promoted in the NHG 
newsletter, e-bulletin, community noticeboards, the 
‘Aylesbury Now’ website and the  
Commonplace website. 

During the exhibitions, consultation information 
boards (e.g. design proposals) were used along 
ZLWK�D�SULQWHG�ÀLS�ERRN�ZLWK�WKH�GHVLJQ�SURSRVDOV��
The consultation boards were also made available 
on the Commonplace website. 

The following communications, both digital 
and printed formats, were used to update the 
FRPPXQLW\�RQ�6WDJH����VXFK�DV�ZKHUH�WR�¿QG�
further information, events and contact details:

• Commonplace website updated on     
15 October 2021 

• Commonplace news article posted on   
11 November 2021 

• Project e-update letter distributed     
13 December 2021 

• $��À\HUV�GLVWULEXWHG���2FWREHU������ 
in the area (8,314 copies)

Extended stakeholder networks were also 
employed. This included information about events 
distributed by Surrey Square Primary School in 
their regular newsletters sent to families (the school 
has a high percentage of families on free school 
meals, and a high number of Somalian and Latin 
American families).
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6.3.2 What was asked

Feedback was sought through a feedback form, 
available at the range of events described in 
Section 6.2, and digital versions of the questions 
were available to answer on the Commonplace 
website. These can be viewed in Appendix D. Note: 
‘Masterplan’ here refers to the Phase 2B plan.

Site Layout and design principles
• In general, to what extent do you support our 

masterplan to improve connectivity, enhance 
green links and deliver two new garden 
squares?

• What do you like about it?

• Do you have any concerns?

• Do you have any questions you would like us to 
address?

New homes and private outdoor spaces
• To what extent do you like the design of 

the homes and proposals for gardens and 
balconies?

• What are your priorities for the new homes?

• Do you have any further questions or 
comments on our proposed designs for new 
homes and gardens?

Landscaping and public space
• In general, what do you think of the outdoor 

public areas, new open spaces and landscape 
shown?

• What are your priorities for the streets and 
public spaces?

• What are your priorities for the landscaping?

• What are your priorities for play areas?

Commercial Space
• What commercial uses would you welcome?

• Do you have any other questions or comments 
relating to the project?

• Any other comments? Share your thoughts, 
ideas and suggestions.
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6.4 CHANGES SINCE SUMMER 2021

Site layout & design principles
• 50% affordable homes across Phase 2B (75% 

social rent, 25% shared ownership).
• Commitment to CO2 emissions in line with 

New London Plan, and (then draft) Southwark 
Plan.

• NHG investing more than £0.5m a year in 
the local community, including a robust social 
value programme.

• Buildings arranged to maximise light to homes 
and open space, while having minimal impact 
on light in Burgess Park.

New homes & private outdoor spaces
• Homes will focus on design principles of: 

quality, generous size, safety, accessibility, 
natural light, overlooking play areas, access 
to private space. 

• Variety of dwelling types, with a range of 
internal layouts to suit different needs.

• Increased social rent homes, which will be 
tenure blind, and same design standards 
across private and social housing. 10% will 
be wheelchair accessible.

• (YHU\�ÀDW�ZLOO�KDYH�LWV�RZQ�EDOFRQ\�RU�
private outdoor space.

Public Space, Play, Access & Movement
• Two new public spaces planned central to the development: 

Thurlow Square and Bagshot Park.
• Youth engagement to consider community needs for play spaces 

and MUGA (multi-use games area) proposed for Bagshot Park.
• Enhanced connectivity and green routes for walking and cycling 

across the site.

Commercial Space
• Opportunity for a new 

community shop or cafe, 
located in the centre, 
which could also form 
part of another use such 
as a social enterprise or 
co-working space.
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The following changes were highlighted during Stage 2 consultation:

Block 4A

Block 4D

Block 4B

Block 5C

BURGESS 
PARK

THURLOW STREET

KINGLAKE STREET

ALBANY ROAD

BAGSHOT  STREETBagshot Park

Thurlow 
Square

Block 5B

Block 5A
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6.5 SUMMARY OF FEEDBACK

������.H\�¿QGLQJV

Site layout and design principles | 
Architectural identity

Design 

µ$WWUDFWLYH¶�LV�D�ZRUG�WKDW�LV�IUHTXHQWO\�XVHG�±�VWUHHWV��
public spaces, buildings. What the estate looks like, 
and creating a place that looks good, instils pride 
and makes people feel valued is very important. 
Social homes need to be as attractive as private. 

Tall building

Concerns were raised about the potential impact 
of the 25 storey building on the corner of Thurlow 
Street and Albany Road. This included both the 
visual impact, particularly when seen from the park, 
and shadows that might be cast on public spaces 
and residents’ gardens within the Phase 2B site. 

Density

&RQFHUQV�WKDW�LQFUHDVH�LQ�SRSXODWLRQ���GHQVLW\�ZLOO�
SXW�SUHVVXUH�RQ�ORFDO�DPHQLWLHV��LQFUHDVH�WUDI¿F��
and exacerbate existing ASB issues.

New homes

Size of homes

People want homes that are as generously 
proportioned as their existing homes, with access to 
some private outdoor space (e.g. a balcony), room 
for a family, heating they can control, and plenty of 
natural light. 

Accessibility

The need for accessibility was a key topic of 
GLVFXVVLRQ��7KLV�UHIHUUHG�WR�ÀH[LEOH�KRPHV�WKDW�
would also adapt throughout a residents’ lifetime 
and could accommodate wheelchair users. It was 
also used as a quality required by public spaces.

Access & movement

Parking

A highly divisive issue across respondents. Some 
respondents value their parking spaces, needing 
cars for mobility and their work. Bagshot Street 
businesses were concerned that if customers can’t 
park, they won’t come to shop. 

Others called for dramatically reduced parking to 
deter car ownership, provide more space for cyclists 
and greening, and make the estate more attractive. 

Cycle routes

While there was general support for the inclusion of 
safer cycleways in and around the area, it was also 
noted that the impact of cyclists on Burgess Park 
will be required.

Landscaping and public spaces

Public spaces

7KH�WZR�QHZ�SXEOLF�VSDFHV�±�7KXUORZ�6TXDUH�DQG�
%DJVKRW�3DUN�±�ZHUH�D�SRSXODU�IHDWXUH�RI�WKH�3KDVH�
2B plan. Green space was a much-valued quality.

Environment and landscaping 

Preservation of existing trees and planting of new 
RQHV�LV�LPSRUWDQW�ERWK�IURP�D�JUHHQ�VXVWDLQDELOLW\�
perspective and is seen as something that 
contributes to the attractiveness of streets. 

Multi-use games area

$�QHHG�ZDV�LGHQWL¿HG�IRU�PRUH�VSRUWV�VSDFHV�
generally in the area, especially football and places 
for young people to hang out.

Community

Security and antisocial behaviour

Questions were asked about how the MUGA  
would be managed and whether it would be  
open 24 hours. This is linked to concerns from 
residents on neighbouring estates that it might  
attract antisocial behaviour.
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6.5.2 Stakeholder meeting feedback

Friends of Burgess Park

FOBP provided comments in a discussion with the 
team both during the stakeholder meeting and in a 
follow up letter (see Appendix I).

FOBP were generally supportive of the active 
travel aspects of the design. They are keen for 
cyclists to be directed around the park to minimise 
their impact on it. There was also support for the 
provision of play space within the development 
to provide play resources for residents of new 
developments in the area.

There were some concerns regarding things such 
as tree removal, overshadowing on the park from 
new development, and access to green space on 
the site. There were also concerns that increased 
density would put more pressure on Burgess Park, 
considering the development taking place in the 
ZLGHU�$\OHVEXU\�2OG�.HQW�5RDG�

6SHFL¿F�UHTXLUHPHQWV�FDQ�EH�YLHZHG�LQ�WKH�
mitigation report provided by Friends of Burgess 
Park (Appendix I).

London Living Streets

LLS was supportive of proposals for “shuttle” 
arrangement on Bagshot Street, the car-free 
junction at the centre of the scheme, and the 
approach of having two vehicular service loops. 

Further suggestions to reduce private car 
dependency on the site include reducing on-street 
FDU�SDUNLQJ��LQFUHDVLQJ�WUDI¿F�FDOPLQJ�PHDVXUHV�
WR�HYHU\���P��UDLVHG�WDEOHV�DQG�RU�UDLVHG�WDEOH�
chicane combinations), and pursuing one-way 
streets to reduce carriage-way widths.

Bagshot Street Traders

Ensuring Bagshot Street remains open to vehicles 
is hugely important for the traders here, particularly 
for drivers delivering goods for the three takeaway 
restaurants. Businesses also said many regular 
customers also drive through Bagshot to pick up 
groceries; there were concerns the redevelopment 
would displace their customers, who might not 
UHWXUQ�ZKHQ�WKH�GHYHORSPHQW�LV�¿QLVKHG��0DQ\�
EXVLQHVVHV�DOVR�VDLG�WKH\�UHO\�RQ�IRRW�WUDI¿F��VR�WKH�
road needs to be accessible to pedestrians.

Creation Trust Board

There was interest in the landscaping and planting 
that is planned throughout the Phase 2B area. 
There were some concerns raised regarding the 
corner building height and design, and if these 
would overshadow any homes.

The Creation Trust Board were interested 
in the broader employment and social value 
opportunities that will be offered to the community 
from the redevelopment process, and if any new 
employment or apprenticeship opportunities have 
been created.

Creation Southwark – Community Interest 
Company (CIC)

Creation Trust stressed the importance of 
DFFHVVLELOLW\�DQG�DGDSWDELOLW\�RI�ÀDWV��WR�HQVXUH�
WKDW�DOO�ÀDWV�DQG�PDLVRQHWWHV�PHHW�OLIHWLPH�KRPH�
standards, and that a percentage are wheelchair 
adaptable. Outdoor spaces were also raised as 
an important aspect of the project, and that multi-
function spaces that could be utilised by the whole 
community is what is needed.

Further questions related to the allocation process 
directed to Southwark Council. There were also 
concerns regarding parking provision.
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Surrey Square Primary School

It was noted that there is a strong sense of 
community in the area and that this should 
be supported and maintained throughout the 
redevelopment process. Many families at the 
school have immediate housing concerns, and 
the school has tried to put residents in touch with 
6RXWKZDUN�KRXVLQJ�RI¿FHUV�

They also noted there was a feeling of  
disconnect to the regeneration process in  
the wider area, and would like to incorporate  
the idea of “community” into curriculum, to build 
local aspirations and self-belief.

Aylesbury TRA

Aylesbury TRA were interested in the size of the 
ÀDWV��DQG�KRZ�PDQ\�DGGLWLRQDO�KRPHV�ZLOO�EH�VRFLDO�
rent. There were some concerns over the building 
height of the tall corner building (Block 4A). 

Residents were also interested in further 
opportunities to involve young people in the 
process and wanted to ensure only Aylesbury 
residents were invited to the design workshops.

Kinglake TRA

Kinglake TRA members mostly had questions 
regarding the Phase 2B redevelopment, regarding:

• Public space provision within the site.

• &RQFHUQV�RI�$6%�ZLWKLQ�WKH�VLWH�IURP�SDUNV�
MUGA being proposed.

• Retention and removal of trees on site

• Building design and heights

• Density of new homes provision within  
Phase 2B area.

Walworth Society

WS members were mainly interested in the process 
for current residents of the Phase 2B area, such as 
completion date, social unit delivery, next steps for 
OHDVHKROGHUV��DQG�DFFHVVLEOH�ÀDW�SURYLVLRQ�

There was also interest in the general landscaping 
in the proposals, and assurances that this could 
be maintained long-term, with reference to other 
developments where maintenance hasn’t been 
continued.
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6.6.1 Site layout & design principles 

Feedback form question:

In general, to what extent do you support our 
masterplan to improve connectivity, enhance 
green links, and deliver two new garden 
squares?

28 Responses

6.6 FEEDBACK ANALYSIS

Lovely ideas for the new 
Bagshot Park, encouraging 

opening the space and being 
inviting to the community, 

facilities for children  
and young people.

“

[I’d like] affordable 
homes for generations 
of families to still live 
local. Homes big enough 
for larger families.

“

High levels of on-street 
parking – should remove 
all these routes for motor 

vehicles. Could the streets 
be narrow and the spaces 

be made greener?

“

There will be a big 
increase in population in 
the area, I am concerned 
young adults and 
teenagers will not have 
enough to do.

“

���

���

��

���

��

Strongly Support

Neutral

Somewhat Support

Somewhat Opposed

Strongly Opposed

There was strong support for the Phase 2B plan 
to improve connectivity, green links and two new 
garden squares, with over 75% of responses 
recorded supporting the scheme. 
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6.6 FEEDBACK ANALYSIS

Topic Analysis:
The following topic analysis includes all comments 
collected from feedback forms (printed and Com-
monplace), comment cards, workshops, drop-ins 
and stakeholder meetings.

Site layout
People are generally supportive of the openness 
and permeability through the site, and that homes 
face onto squares. 

There are also comments supporting the general 
site layout, such as the mix of housing and green 
space provision, noting that Burgess Park is under 
strain, and additional public spaces are needed in 
the area to support more residents. The proposed 
new spaces of Bagshot Park and Thurlow Square 
were popular among respondents.

Increasing density
Concerns over the increase in housing density from 
the previous plans. This relates both to increasing 
SRSXODWLRQ�GHQVLW\�VSHFL¿FDOO\�ZLWKLQ�WKH�3KDVH��%�
area, as well as the additional demand this puts on 
facilities and services in the wider area, such as 
transport and public spaces (i.e. Burgess Park). It 
ZDV�DOVR�PHQWLRQHG�WKDW�WKHUH�DUH�FXUUHQWO\�LQVXI¿-
cient facilities for youth and teenagers to use in the 
area, which will be exacerbated if not addressed.

There is also contrasting opinion that believe the 
plans provide enough housing to support housing 
demands in the area, including the provision of 
council homes, while not overcrowding the Phase 
2B regeneration area. 

Building heights (Block 4A)
Concerns of the tall building creating overshadow-
ing or different amenity to other housing options 
in the Phase 2B area, particularly the effects this 
may have on Burgess Park. There was also interest 
if the plans have considered other impacts from 
the building heights, such as the creation of wind 
tunnels. 
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6.6.2 New homes

Feedback form question:

To what extent do you like the design of 
the homes and proposals for gardens and 
balconies? 

25 responses

Feedback form question:

What are your priorities for the new homes?

25 responses, 126 individual answers (respondents 
could pick as many as were relevant) 

Natural light was the most popular response (15%) 
to prioritise in new homes, followed by 13% saying 
HQHUJ\�HI¿FLHQF\�EHLQJ�LPSRUWDQW��DQG�����RI�
UHVSRQVHV�DFURVV�SULRULWLVLQJ�VL]H�SURSRUWLRQV��
private terrace or gardens or private balconies. 

Views from homes were also something many 
respondents raised as being important. This 
included being able to keep an eye on young 
children while they were playing outside. For young 
people, views gave a sense of connection to the 
wider neighbourhood.

�� �� ��� ���
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Strongly Support

Neutral

Somewhat Support

Somewhat Opposed

Strongly Opposed

There was strong support for the design of the 
homes, and the proposals for gardens and 
balconies, with over 80% of respondents supporting 
the scheme, while only 4.2% somewhat opposed 
the designs.
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Topic Analysis:
The following topic analysis includes all 
comments collected from feedback forms (printed 
and Commonplace), workshops, emails, and 
stakeholder meetings. 

Well-designed homes
Nearly all respondents in Stage 2 named the below 
as their priorities for new homes

• Natural lighting
• Accessibility
• Private terrace or gardens
�� (QHUJ\�HI¿FLHQF\
It was emphasised by respondents that social 
housing can also be as attractive and well-designed 
as private ones. 

Affordability
Many questions were raised regarding the 
GH¿QLWLRQ�RI�DIIRUGDEOH�KRXVLQJ�DQG�KRZ�PDQ\�RI�
the additional homes (added since 2016) will be 
social rent. Through the engagement process it was 
found that 24% of families in the school come from 
temporary accommodation, and many don’t have 
recourse to funds. 
 
Questions over the housing allocation process were 
redirected to Southwark Council. 
 
Size/ Proportions of homes
6HYHUDO�TXHVWLRQV�RQ�WKH�VL]H�DQG�W\SH�RI�ÀDWV��
VXFK�DV�ZKHWKHU�WKH�QHZ�ÀDWV�ZRXOG�EH�DV�ELJ�DV�
the existing, how would the increased number of 
KRPHV�¿W�LQWR�WKH�FXUUHQW�VSDFH��DQG�ZLOO�WKH�VSDFH�
standards for the new homes remain the same as 
promised in the AAAP? 

In general, people wanted to see affordable homes 
big enough for larger families or decent space. 

Accessibility and adaptability
Respondents wanted to know how many properties 
IRU�SHRSOH�ZLWK�GLVDELOLWLHV�DFFHVV�QHHGV�DUH�
being built as part of Phase 2B. This led to the 
FRQYHUVDWLRQ�RI�DGDSWDEOH�ÀDWV�WKDW�PHHW�OLIHWLPH�
KRPH�VWDQGDUGV�±�H�J��IRU�HOGHU�SHRSOH�ZLWK�
mobility issues and who can’t use baths, and that a 
percentage are wheelchair adaptable.   

Respondents expressed sentiments to see the new 
buildings future-proofed, lasting generations for 
families to live locally, to which the architects expect 
them to be around for at least 75 years.  
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6.6.3 Landscaping and public spaces

Feedback form question:

What do you think of outdoor public areas, new 
open spaces and landscape?

23 responses

The top three priorities from respondents were 
green walking routes (24%), safe cycleways (18%) 
DQG�WUDI¿F�IUHH�VWUHHWV��������:KLOH����VDLG�WKHUH�
were other priorities for streets and public spaces, 
the lowest priority of the options given were loading 
bays and car club, both at 3% of comments. 

Feedback form question:

What are your priorities for the streets and 
public spaces?

25 responses, 97 individual answers  
(respondents could pick as many as were relevant)

���
���

�� ����

Strongly Support

Neutral

Somewhat Support

Somewhat Opposed

Strongly Opposed

91% of all respondents supported the proposals 
for outdoor public areas, new open spaces ad 
landscape, with 59% strongly supporting the plans, 
and 32% somewhat supporting the plans. The 
remaining responses were neutral (9%), with no 
responses being unsupportive of the proposals.
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The key priorities for respondents regarding 
ODQGVFDSLQJ�ZHUH�SXEOLF�JUHHQ�VSDFH�SDUNV��������
WUHHV��������DQG�ÀRRGLQJ�PLWLJDWLRQ�DQG�GUDLQDJH�
(13%). There were no other suggestions, with 
respondents answering that exercise equipment is 
the lowest priority (9%).

����RI�UHVSRQGHQWV�VDLG�WKDW�VSRUWV�IDFLOLWLHV�
MUGA should be the priority for play areas. 14% 
RI�FRPPHQWV�VXJJHVWHG�VHDWLQJ�KDQJ�RXW�VSDFHV��
followed by 13% naming play for 0-5 years, play for 
over 10s and teenagers as a priority, with 12% for 
adventurous play.

Play near the home, play for 5-10 years and 
accessible spaces all received 11% of comments, 
showing that all the options given were of a 
relatively high priority.

Feedback form question: 

What are your priorities for landscaping?

25 responses, 113 individual answers  
(respondents could pick as many as were relevant) 

Feedback form question: 

What are your priorities for play areas?

22 responses, 102 individual answers  
(respondents could pick as many as were relevant)

�� �� ��� ��� ���


#������ ����!������� �!

� ��!


����������"���"����� ������

�����$� !�"&

���"�����!������

���"���

� ����� ������

	%� ��!�

�"�� 

�� �� ��� ��� ���

������������������	
��

�����������������������

���!���������!����

���!������ ����������
���������

�� ������������!

���!��������������

���!����������!����

�����������������


����



Pg
 9

8 
| S

ta
ge

 2

Topic Analysis:

The following topic analysis includes all comments 
collected from feedback forms (printed and 
Commonplace), comment cards, workshops, drop-
ins and stakeholder meetings.

Public Spaces
Respondents are generally very supportive of the 
provision of additional public and green spaces, 
mentioning this is needed within the community, 
especially with the proposed amount of new homes.
Many people in the area currently use Burgess 
Park, however feel unsafe using this space in the 
evenings, and would like safety to be a key consid-
eration for any new public spaces created.

Maintenance
5HVSRQGHQWV�DVNHG�IRU�IXUWKHU�FODUL¿FDWLRQ�RQ�WKH�
maintenance of proposed public and green spaces, 
both in terms of landscaping, but also in terms of 
security and managing anti-social behaviour.

Greener Streets
There is strong support for the provision of green 
streets and prioritising safer connections for pe-
destrians and cyclists in and around the Phase 
2B area, as well as including green routes to key 
locations in the wider area such as Surrey Square 
and Burgess Park. On-street parking remained a 
divisive topic, as while some respondents want this 
kept, others view it as taking up road space from 
providing wider pavements and safer cycleways.

Trees
Respondents highly valued the preservation of 
existing trees and the planting of new ones. This is 
important both from a sustainability perspective as 
well as being perceived as something that contrib-
utes to the attractiveness of local streets.
MUGAs
7KHUH�LV�VWURQJ�VXSSRUW�IRU�WKH�LQFOXVLRQ�RI�08*$�
Sports facilities within the Phase 2B area, due to 
the perception there are not currently enough facil-
ities for youth (of all ages) in the area. There were 
also suggestions to include seating areas to en-
courage socialising into the design of these spaces.
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6.6.4 Commercial space

Feedback form question: 

What commercial uses would you welcome?

24 responses, 117 individual answers  
(respondents could pick as many as were relevant) 

It is a very exciting 
development and I am 

impressed with the 
communication, design  

and communal care  
that is taking place.  

I am so happy to live in 
this area and watch the 

development unfold.

“

I would like the buildings 
to be secure and more 
VSDFH�LQ�WKH�ÀDW��,�GR�
love private or shared 
gardens.

“

I like the permeability 
and the open access to 

the open spaces.

“

,�KRSH�WUDI¿F�FDOPLQJ�
measures currently being 
trialled [on Bagshot Street] 
will be retained

“

The most popular commercial use from 
respondents was a café or community kitchen 
�������IROORZHG�E\�LQGHSHQGHQW�VKRSV�DQG�WUDLQLQJ�
education uses (13% of comments each). While 
only 2% of respondents suggested other uses, co-
working was the least suggested  
commercial use (9%).

The closure of the Thurlow Lodge community 
space on the site was referenced by many. This 
was a well-used space that is now missed. Many 
respondents of all ages and demographics stressed 
D�QHHG�DFURVV�WKH�ORFDO�DUHD�IRU�VRFLDO���FRPPXQLW\�
spaces, both indoors and out. In particular this 
included space for young people to meet up. 
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6.6.5 Youth engagement

Across the 3 workshops groups, there were a range 
of ages across the youth within the local area who 
participated in different activities, to understand 
what those 15 years and under would like to see for 
the area. Topics of discussion were around MUGA, 
community uses and design around green and 
open spaces. 

• Workshop 1 (and follow up session):  
Estate residents ages 8-15 

• Workshop 2:  InSpire Youth Club,    
ages 10-17 

• Workshop 3: Surrey Square Primary School, 
KS1 (ages 5-7) & KS2 (ages 7-11)

Design  

In general, the younger participants loved the 
designs for the park, especially the greenery. When 
asked to draw signs for the entrance, many used 
the word ‘welcome’ and wanted it to be a place for 
everyone. When asked whether there was enough 
for girls as well as boys, especially in the MUGA, 
they thought there was, although further investigation 
of this will be undergone by the architects.  

Sports

For older youths, football plays an important role 
in the community. The football pitch provides a 
safe space for the youth to socialise and allows 
friendships to form over a shared interest. Many 
often have to travel far to get to a decent playing 
pitch. For the pitch itself AstroTurf was mentioned 
many times for the surface.   

Basketball was also mentioned several times as an 
option but depending on the surface of the pitch it 
PD\�EH�GLI¿FXOW�WR�FRPELQH�WKH�WZR�

Table tennis is also a popular activity.   

I think you should  
keep toddlers and teens 

separate for safety
[reports of teens bullying  

younger children]

“

The seating is good. You 
can sit and read your book. 
But the disadvantage is 
that it might be noisy.

“

The different pieces of 
play equipment spread 
around the MUGA are 
too far apart; you have 
to walk too far between 
them. I would like them 
closer together.

“

I like the maze area; it 
looks like it would be 

pretty. Will there be 
ÀRZHUV"

“
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Seating/benches

Young people want space where they can meet 
their friends. Bleachers were suggested for people 
to watch games in the MUGA, as well as other 
seated areas where they could sit with friends. Also 
thinking about covered seating areas and seating 
with a table, as well as alternative seating options 
such as steps and boulders. 

There was also interest in other play activities 
(e.g. climbing structures, mazes, zipwires) to be 
allocated in areas around the park.  

In general, there was a fondness of greening and 
many referenced parks that they currently enjoy 
that had a lot of trees and green.

More information on Youth Engagement is available 
in Section 10.
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07  Stage Three
  Revised Plans

IN THIS SECTION
 Ź Consultation summary

 Ź Stage 3 events & meetings

 Ź Stage 3 communications & outreach

 Ź Changes to the Phase 2B plan since Stage 2

 Ź .H\�¿QGLQJV�IURP�6WDJH��

OVERVIEW 

This stage of consultation took place during 
January and February 2022. 

Aims of the Stage 3 consultation: 
 Ź To show how the Phase 2B plan had evolved 

since Stage 2 

 Ź To highlight changes and explain why they 
were made 

 Ź To show how this related to what we heard in 
Phase 2 of the engagement (you said: we did) 

 Ź To record comments on the revised designs 
and address any further concerns 

 Ź To communicate resident and stakeholder 
feedback to the design team for consideration 
LQ�GUDIWLQJ�WKH�¿QDO�SODQQLQJ�DSSOLFDWLRQ�
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Stage 3 of the consultation offered a mixture of 
online and in-person events, printed and digital 
materials. This range of media was designed 
WR�HQVXUH�DFFHVVLELOLW\�DQG�ÀH[LELOLW\�IRU�DOO�ORFDO�
residents and stakeholders. 

Events included a targeted session (in Spanish) 
IRU�WKH�DUHD¶V�VLJQL¿FDQW�+LVSDQLF�FRPPXQLW\��
and workshops for school children. One-to-one 
meetings and walkabouts were arranged with key 
stakeholder groups who expressed an interest. 

COVID-19 

The timing of this stage coincided with new UK 
Government COVID-19 restrictions. 

In-person events originally scheduled for January 
2022 were moved online. Exhibition materials were 
erected in a prominent public outdoor location 
(Thurlow Street) and left in local libraries and a 
youth club.  

Participants were invited to respond via a 
Commonplace website, postboxes in libraries, or 
using a Freepost address. 

Once restrictions were relaxed in February, an 
outdoor street pop-up was held (Thurlow Street) 
in order to facilitate face-to-face conversations 
between the design team and local residents.

7.1 CONSULTATION SUMMARY
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7.2.1 Online workshops & meetings

Latin American / Spanish-speaking 
community 

18 January 2022 6-8pm

Presentation in Spanish of the revised proposals. 
Translation provided for team where necessary. 

$�À\WKURXJK�RI�WKH�VWUHHWVFDSH�ZDV�XVHG�WR�KHOS�
visualise the streets and public spaces. 

3 participants representing wider networks.

Homes workshop for residents 

24 January 2022 6-8pm 

Presentation of revised Phase 2B plan, with a focus 
on how the new homes adapt to everyday life. 

Participants were asked what’s important to them 
in their current homes, and what they would like to 
see in future designs.

Attendees were shown axonometrics and CGIs of 
what a selection of typical social rent homes might 
look like, including the internal layout, and could 
provide comments on each layout, discussing what 
they liked and disliked about each. 

$�À\WKURXJK�RI�WKH�SODQ�KHOSHG�YLVXDOLVH�WKH�VWUHHWV�
and public spaces, and participants could suggest 
things they liked or thought were missing.

7 participants representing wider networks.

Public space workshop for local residents 
and stakeholders 

25 January 2022 6-8pm 

Workshop with members of the design team to 
GLVFXVV�DQG�KHOS�UH¿QH�SXEOLF�VSDFH�LQ�3KDVH��%��
Attendees were asked how they use public space, 
to provide local context of residents.

Topics included: Bagshot Park, Thurlow Square, 
ODQGVFDSLQJ��ELRGLYHUVLW\��DQG�WUDI¿F�FLUFXODWLRQ���

Drawings of the new park and square were 
SUHVHQWHG�IRU�GLVFXVVLRQ�DQG�D�À\WKURXJK�RI� 
the plan helped visualise the streets and public 
spaces. 

8 participants representing wider networks.

Presentation with Q&A 
27 January 2022 6-8pm 

Open presentation and Q&A session to discuss the 
revised plan.  

$�À\WKURXJK�RI�WKH�SODQ�KHOSHG�YLVXDOLVH�WKH�VWUHHWV�
and public spaces. 

11 participants representing wider networks.

7.2.2 Stakeholder meetings

Aylesbury and Thurlow Lodge/Taplow TRA 
Chairs update 

28 January 2022 

To brief neighbouring TRAs on the revised  
Phase 2B plan and hear their views. 

2 participants representing their estates.

Friends of Burgess Park 

22 February 2022, 7-8pm 

In response to concerns and areas of interest 
expressed by members of this group in previous 
meetings, a bespoke session to discuss 
sustainability and biodiversity with biodiversity 
FRQVXOWDQW�7KRPVRQ�(FRORJ\�DQG�SXEOLF�UHDOP�
landscape architects East. 

This is part of an ongoing conversation that 
will continue to help shape the public realm, 
sustainability and green spaces throughout the 
design, construction and operation of the project.

4 participants representing the group members.

7.2 EVENTS & MEETINGS



Pg
 1

06
 | 

St
ag

e 
3

7.2.3 Walk-and-talks 

Living Streets, 20 January 2022 

The aim was to bring LS members together with 
WKH�GHVLJQ�WHDP�DQG�UHÀHFW�RQ�ZKDW�RQ�/6�IHHO�
are essential design considerations for the public 
realm. Previous community projects at Mason 
Street and Salisbury Row Park (SE1) were explored 
as an example of successful green streets and 
community-led design. 

Kinglake TRA, 29 March 2022 

TRA representatives from neighbouring Kinglake 
Estate had expressed concerns regarding public 
spaces proposed for Phase 2B. This walkabout was 
therefore arranged to discus their concerns, and 
present some successful local public spaces and 
community gardens. 

Discussion included the impact of Phase 2B on 
neighbouring Kinglake residents. 

7.2.4 Website

aylesburyphase2b.commonplace.is

The project website was updated on 21 January 
2022. Online information included: 

• Revised plans 

• $��PLQ����VHF�À\WKURXJK�RI�WKH�SODQ�WR�KHOS�
imagine what the streets and public spaces 
might look and feel like (added 31.01.22) 

• PDFs of the exhibition boards giving information 
about the revised Phase 2B plan

• Open and closed questions to collect direct 
feedback 

• Updates on consultation events  

• Updated FAQs, responding to Stages 1 & 2 
comments and questions (see Appendix A).

• The initial deadline for responses (14 February) 
was extended by a week (to 21 February) after 
an in-person event was added. Information 
remained on the website for reference after the 
consultation had closed.

7.2.5 Materials in libraries / youth club 

21 January – 21 February 2022 

$��ÀLS�ERRNV�RI�WKH�H[KLELWLRQ�ERDUGV�ZHUH�OHIW�LQ�
three well-used community spaces: 

• East Street Library 
• :DOZRUWK�/LEUDU\���6RXWKZDUN�+HULWDJH�&HQWUH�
• InSpire Youth Club 

Here people could read about the revised plans. 
Feedback forms were available, with a post box to 
collect responses and Freepost envelopes. 

The Freepost address gave those who needed help 
¿OOLQJ�LQ�WKH�IRUP��H�J��YLVXDOO\�LPSDLUHG��QRQ�QDWLYH�
(QJOLVK�VSHDNHUV��RU�WKRVH�ZLWK�OLWHUDF\�GLI¿FXOWLHV��
the opportunity to take it away and complete it.

7.2.6 Outdoor exhibition 

22 January-18 February 2022 

Ten all-weather exhibition boards were erected 
outside Wendover 214-471 on Thurlow Street, 
near the junction with Albany Road. This is a highly 
YLVLEOH�ORFDWLRQ�ZLWK�PXFK�IRRW�DQG�URDG�WUDI¿F��
including two bus routes. 

A1 boards displayed the revised Phase 2B plan 
drawings and information (See appendix). They 
also explained the key changes to the Phase 2B 
plan since the concept designs were shared (Stage 
2, October 2021).  

QR codes on the boards linked to the 
Commonplace website to leave feedback.
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7.2.7 Street pop-up  

12 February 2022, Saturday, 11am-2pm 

In response to the lifting of Government COVID-19 
restrictions, an outdoor pop-up event was held 
beside the exhibition boards on Thurlow Street 
(junction with Albany Road). 

Attendees and passers by could discuss the 
proposals in person with representatives from NHG 
DQG�WKH�GHVLJQ�WHDP��6RXWKZDUN�KRXVLQJ�RI¿FHUV�
were also available. 

A 3D model was on show to aid visualisation of the 
scheme.  

Feedback forms were collected from attendees and 
Freepost envelopes handed out. 

7.2.8 Bench project 

29 January 2022 

,QYLWHG�ZRUNVKRS�ZLWK�VWDNHKROGHUV��75$�&KDLUV�
RSG members, Living Streets) led by architects 
EAST. A bench was moved to various locations 
across the estate to discuss the importance of the 
public realm in Phase 2B.  

This gave local residents an opportunity to guide 
members of the design team and NHG around 
the area to assess and comment on a variety of 
outdoor spaces in and around the estate, which 
were also useful to explore attitudes to public 
space, people’s aspirations and ideas for new 
spaces 

The intention is for the specially designed seating to 
eventually be located in one of the public spaces on 
the site. 

7.2.9 Cuppa and a Chat  

9 February 2022, Pembroke House 

General Q&A about Phase 2B, part of an ongoing 
series of monthly in-person outreach events for 
local residents. 

These friendly sessions tend to be attended by 
over-50s, white working class. They have been  
particularly valuable in establishing a relationship of 
trust with residents and gaining an understanding of 
people’s needs, aspirations and lifestyles. 

The relaxed setting at Walworth Living Room is a 
place people felt comfortable to just drop in and put 
them at ease when expressing their views. 
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7.3.1 Communications

A full communications strategy supported the 
consultation events and ongoing engagement. This 
included:

• Letter written in Spanish to promote the online 
workshop in Spanish and reach out to the Latin 
American community (6 January 2022)

• Six Commonplace news articles posted from 
-DQXDU\�±�0DUFK�����

• $��À\HUV�VHQW�WR�������KRPHV����-DQXDU\�������
with details of the Stage 3 events programme

• Project website (aylesburyphase2b.
commonplace.is) updated with information 
promoting Stage 3 consultation events, 
including consultation questions

• Posters advertising January online events put 
up in prominent locations around the estate,  
in shops and community spaces, including 
neighbouring housing blocks (with the help of 
6RXWKZDUN�KRXVLQJ�RI¿FHUV�

• Posters advertising the February pop-up 
put up around the estate, in local shops and 
community spaces, including neighbouring 
housing blocks (with the help of Southwark 
KRXVLQJ�RI¿FHUV�

• Locals were offered incentives for attending any 
of the events in the form of entry into a draw to 
win vouchers to spend at local businesses.

• Informal chats with Bagshot Street businesses 
as part of ongoing outreach

• Final reminder emails sent to key stakeholders 
to encourage submission of response to the 
consultation (17 February 2022) 

• Post-consultation newsletter to be sent 
to participants thanking them for their 
participation, feeding back from the 
consultation, and informing them of next steps. 

7.3 COMMUNICATIONS & 
OUTREACH
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7.3.2 What was asked?

A feedback form was available at the street pop-up, 
in libraries and the youth club. Digital versions could 
be answered on the Commonplace website. Links 
to the site were included on exhibition materials and 
communications. These can be viewed in  
Appendices B, C and D). Note: ‘Masterplan’ here 
refers to the Phase 2B plan

Site Layout and design principles
• In general, to what extent do you support the 

revised masterplan?

• What do you like about it?

• Do you have any concerns?

New homes and private outdoor spaces
• To what extent do you think the revised designs 

for new homes meet the needs of future 
residents?

• What do you like about the new homes 
designs?

• Do you have any concerns?

Access & Movement
• To what extent do you support the revised 

masterplan’s approach to creating an attractive 
neighbourhood that encourages walking and 
cycling?

• What do you think works well?

• Do you have any concerns?

Landscaping and public space
• What do you think of the proposed public 

outdoor spaces, play facilities, streets and 
landscape in the revised masterplan?

• What do you like most about them?

• Do you have any concerns?

Sustainability
• How effective do you think the revised 

masterplan meets its sustainability goals?

• Can you tell us more about your answer?

General Questions
• To what extent, in general, would you support 

the revised masterplan for the regeneration of 
Aylesbury Estate Phase 2B?

• Can you tell us more about your answer?

• Any other comments?
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7.4 CHANGES SINCE STAGE 2

Block 5A/B 

Concept Plan: 5A and 5B separate blocks. 5A 
a mid rise mansion block of variable heights 
enclosing a residents’ courtyard garden. 5B an  
����VWRUH\�EORFN�ZLWK�FRPPHUFLDO�FRPPXQLW\�XVH�
at street level. 

Revised Phase 2B plan: 5A and B combined into 
one single block (now called 5A) enclosing larger 
residents’ courtyard.

 

Reasons for change:  

• Greater consistency of height.  

• More maisonettes and commercial spaces 
opening onto the streets and square, 
improving activity and safety.   

• Allows the east-west route to be wider, with 
trees on either side.  

• Responds to previous consultation feedback.

a

Thurlow Square 

Concept Plan: Public space running from Thurlow 
Street to community space (Block 5B) 

Revised Phase 2B plan: Public space running 
along Thurlow Street. Commercial use opens 
onto public square. 

Reasons for change:  

• *UHDWHU�GH¿QLWLRQ�DQG�EHWWHU�FRQQHFWLRQ�WR�
street, with improved footfall

• Allows east-west street to be wider

• :LGHU�FKDQJHV�WR�EORFN��$�%

b

Concept plans (Stage 2)

c

d

a

b

Block 4A Block 4D

Block 4B

Block 5C

BURGESS 
PARK

THURLOW STREET

KINGLAKE STREET

ALBANY ROAD

SMYRK’S ROAD

MINA ROAD

BAGSHOT  STREETBagshot Park

Thurlow 
Square

Block 5B

Block 5A
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Commercial Space 

&RQFHSW�3ODQ��*URXQG�ÀRRU�RI�FHQWUDO�EXLOGLQJ�
(Block 5B) between two new public spaces. 
Engagement on potential uses ongoing. 

5HYLVHG�3KDVH��%�SODQ��*URXQG�ÀRRU�RI�%ORFN�
�$�%��ZLWK�IURQWDJHV�WR�7KXUORZ�6TXDUH�DQG�HDVW�
west route (extension of Mina Road) 

Reasons for change:  

• /DUJHU�VSDFH�RIIHULQJ�LQFUHDVHG�ÀH[LELOLW\�IRU�D�
range of potential uses and activities.  

• Improved accessibility and footfall

c

Landmark building (Block 4A) 

Concept Plan: 25-storey building, corner of 
7KXUORZ�6WUHHW���$OEDQ\�5RDG������KRPHV��

Revised Phase 2B plan: More slender 
DSSHDUDQFH�ZLWK�FUXFLIRUP�ÀRRUSODQ��6HW�EDFN�
from Albany Road. 600 homes.

Reasons for change:  

• Reduced visual impact, especially from 
Burgess Park.  

• Tree retention on Albany Road.

• Responds to concerns expressed in 
consultation.

d

c

d

a

b

Revised plan (Stage 3)

Block 4A
Block 4D

Block 4B

Block 5C

BURGESS 
PARK

THURLOW STREET

KINGLAKE STREET

ALBANY ROAD

BAGSHOT  STREETBagshot Park

Thurlow 
Square

Block 5A
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7.5  SUMMARY OF FEEDBACK

������.H\�¿QGLQJV

Site layout & design principles

Opinion was split regarding site layout and design. 
There were strong views that new buildings and 
streets looked attractive but could do more to 
maintain local identity and character. 

There is still concern regarding housing density, 
and that public space has been reduced further in 
Stage 3 revisions.

New homes

Strong support for revised home designs. 
Respondents are supportive of design priorities, 
ÀH[LELOLW\��DQG�D�UDQJH�RI�GLIIHUHQW�GZHOOLQJ� 
types. Safety and security remain key priorities  
for residents.

Access & movement

Green streets were received positively (which 
has been consistent throughout all stages of 
engagement), as well as the prevention of rat 
runs through local streets. Parking still remains a 
contentious issues, and is opinion is divided among 
residents. Accessibility and cycle storage were also 
important considerations.

Landscaping & public spaces

Majority of respondents feel positively about the 
proposed public space and facilities. Many still 
have concerns such as safety, maintenance and 
preventing ASB.

Sustainability

There is strong support for the revised Phase 
2B plan meeting sustainability goals. However, 
retention of trees is still a sensitive topic.

7.5.2 Stakeholder meeting feedback

Friends of Burgess Park

Following a bespoke online session on 
sustainability and biodiversity for Friends of 
Burgess Park, the community group submitted a 
formal consultation response (see Appendix I).  

There were questions relating to the interface 
between the Phase 2B area and Burgess Park for 
pedestrians and cyclists, and the landscaping in 
surrounding streets. There was also interest in tree 
retention updates within the site, and who would be 
maintaining on site landscaping long-term. There 
was interest in the biodiversity of the area, and 
the landscaping being considered to support this 
alongside the redevelopment.

There was support for the ambition of green 
corridors and stepping stones across the site 
(extended to the wider Aylesbury estate) and the 
retention of trees along Thurlow Street and Albany 
Road; they are keen to see as many mature trees 
as possible kept. 

Support was also given for the increased set back 
and planning along Albany Road, and the potential 
inclusion of bird boxes in buildings.  

Mitigation of impact of Phase 2B on the park is also 
a key concern. 

The group is keen to continue the conversation, 
particularly on the detailed design of planting and 
VWUHHW�OLJKWLQJ��LQ�SDUWLFXODU�WKH�LPSDFW�RI�DUWL¿FLDO�
light on wildlife.   

Latin American Group

Affordable and social housing was an important 
topic, as this was important for many people that 
this is retained as part of new development in the 
area. Safety was also important, and measures 
such as street lighting was welcomed. 

There was support for the public spaces being 
shown, but noted that this should be for all people 
in the community, at all ages.
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Kinglake meetings

Concerns that the playground belongs to Kinglake, 
and not within Phase 2B, however were supportive 
of the new designs for the space. There were also 
concerns that the Phase 2B proposals resulted in a 
reduction of publicly accessible green space. 

There was also feedback of anti-social behaviour 
currently in the area, and that any new 
development should aim to mitigate this, and not 
add to the problem. 

There was interest in how public spaces will be 
PDLQWDLQHG�DQG�WHQXUH�RI�ÀDWV�ZLWKLQ�3KDVH���

Living Streets

Comments were largely concerning the access 
and movement aspects of the designs. Key points 
included:

• 6XJJHVWLRQ�RI�D�PRGDO�¿OWHU�RQ�%DJVKRW�6WUHHW�
to restrict vehicle movements, as seen as part 
of the Streetspace Scheme

• Changes to the amount of hard landscaping 
and focus on car parking, which should instead 
cater for pedestrian and cycling infrastructure 
and improved streetscape.

• Street design should put climate friendly 
RSWLRQV�¿UVW��UDWKHU�WKDQ�YLHZLQJ�LW�DV�D�SUREOHP�
that needs to be worked around.

• 3DUNLQJ�SURYLVLRQ�WR�EH�VLJQL¿FDQWO\�UHGXFHG�WR�
allow for pedestrian and cycling prioritisation.

• 7UDI¿F�FDOPLQJ�PHDVXUHV�LQWURGXFHG�WR�¿OWHU�
DQG�FDOP�WUDI¿F�WR�ORZ�VSHHGV�WR�DOORZ�IRU�VDIHU�
active travel routes.

Aylesbury and Taplow House TRAs

TRA representatives were interested in what 
the public spaces would include, and how these 
frontages would be activated for the best uses by 
the community without disturbing residents. 

There was also interest in parking provision and 
GH¿QLQJ�ZKDW�DIIRUGDEOH�KRXVLQJ�DFWXDOO\�PHDQV�IRU�
residents.

InSpire

Feedback was collected from a workshop and a 
formal responses submitted from InSpire for Stage 3,

Much of this related to sport provision for older 
FKLOGUHQ�\RXQJ�DGXOWV�DFURVV�WKH�IXOO�HVWDWH�DQG�
ZLGHU�ORFDO�DUHD��7KH�ODFN�RI���UHPRYDO�RI�IRRWEDOO�
pitches and other affordable outdoor sport spaces 
ZDV�LGHQWL¿HG�DV�D�SDUWLFXODU�LVVXH�DIIHFWLQJ� 
young people.  
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Topic Analysis:

The following topic analysis includes all 
comments collected from feedback forms (printed 
and Commonplace), workshops, emails, and 
stakeholder meetings. 

Green streets

The emphasis on green streets was widely 
welcomed, and the retention of existing trees where 
possible strongly encouraged.  

A strong sense of community remains important 
WR�ORFDO�UHVLGHQWV�±�D�TXDOLW\�RI�WKH�H[LVWLQJ�HVWDWH�
LGHQWL¿HG�DW�6WDJH����

Character

While the overall opinion is that the new streets 
and buildings look attractive, there is a feeling that 
it lacks distinctive Aylesbury character and a sense 
RI�KLVWRU\�SODFH��L�H��WKLV�FRXOG�EH�DQ\�QHZ�EXLOG�
anywhere. 

Increased density 
Throughout all stages of the consultation, concern 
has been expressed at the potential impact 
the increased density of housing and number 
of residents might have on local facilities. This 
includes nearby parks and open spaces such as 
Burgess Park, as well as social infrastructure such 
as schools. 

Commercial / community space 
Throughout the three stages of the consultation, 
local residents have listed community space as a 
key provision asked for the closed Thurlow Lodge 
community centre to be reprovided.  

Local residents and stakeholders, including young 
people, are keen to see opportunities for local 
people to start their own businesses within the 

7.6.1 Site layout & design principles 

Feedback form question:

In general, to what extent do you support the 
revised masterplan (January 2022)?

24 responses

7.6  FEEDBACK ANALYSIS

���

���

���

���

��

Strongly Support

Neutral

Somewhat Support

Somewhat Opposed

Strongly Opposed

Responses were generally supportive of the 
scheme. When asked on a sliding scale to what 
extent they supported the scheme, 38% supported 
��VWURQJO\�VXSSRUWHG��FRPSDUHG�ZLWK�����RSSRVHG���
strongly opposed.   

Note: ‘Masterplan’ here refers to the Phase 2B plan
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estate. This could be in the commercial space, or 
as on-site maintenance teams for public spaces. 

Changes to Thurlow Square since Stage 2 

‘What has happened to Thurlow Square? It has 
pretty much disappeared in this new revised 
version!’ was one typical comment on changes to 
the plan since the Concept Design stage (Stage 2 
engagement).  

This was representative of concern that a) there 
had been a reduction in public space since the 
Concept plan shown in Stage 2, and b) more public 
outdoor space was desired.  

Height / impact of 25-storey building,  
Block 4A  

Revisions to the Concept Designs to reduce the 
visual impact of the proposed 25 storey building in 
Block 4A were acknowledged. However concern 
remained regarding its appropriateness for the 
location and shade it might cast on the private 
courtyards (especially Plots 5A and 4D) and 
Thurlow Square was raised as a potential issue. 

Questions were also asked regarding the exit 
VWUDWHJ\�LQ�FDVH�RI�¿UH��

Number of council homes  

Throughout the consultation, and across the wider 
Aylesbury Estate regeneration, there have been 
calls from respondents via the feedback form, and 
activists (e.g. 35% Campaign) on social media, for 
more social housing. 

Integration with surrounding area 

Residents of neighbouring streets noted the red 
line boundary and asked how the new development 
integrate with existing streets, and how those 
VWUHHWV�PLJKW�EHQH¿W��$�VXJJHVWLRQ�ZDV�PDGH�DW�WKH�
public space workshop that Section 106 monies be 
used for extending the green streets beyond the red 
line boundary e.g. Mina Road. 

My concern is that your  
SODQV�DUH�2.�IRU�WKH�¿W�DQG� 

healthy that are young  
and get around but  

what about people who  
have mobility problems?

“

Existing trees need to be 
conserved and consultation 

information should include 
proposals to remove 

trees and explanation and 
proposals for replacement.

[Friends of Burgess Park] 

“

Could also make more 
people start small businesses 
as population of area would 
grow due to the appearance.
[InSpire youth club] 

“

I am optimistic about 
the regeneration plans 
and hope the intended 
outcomes will be achieved 
DQG�EHQH¿W�HYHU\RQH�LQ�
some way.  

“
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• Natural light  
• Dual aspect 
• User controlled heating 
• Generous dimensions 
• (QHUJ\�HI¿FLHQW�PHDVXUHV�
• *DUGHQV�EDOFRQLHV��ZLWK�YLHZV��
• )OH[LEOH�OD\RXWV�DGDSWDELOLW\�

Housing Workshop 
A dedicated online workshop for residents tested 
the designs of four different types of social housing. 
Participants were asked how well the designs 
suited their lifestyles. The housing types shown 
were: 

• ��EHG�ÀDW�
• ��EHG�ÀDW
• 2-bed maisonette 
• 4-bed maisonette 

Participants were extremely positive about the 
designs, with constructive comments offered 
relating to how details (e.g. storage, window size) 
could be improved.  

Safety & Security  

Remains a key concern for residents.  

Residents’ gardens 
Requests for shared courtyard gardens to include 
space for residents to grow food.  This was linked 
WR�FOLPDWH�FKDQJH�DQG�VHOI�VXI¿FLHQF\�FRQFHUQV��DV�
well as long allotment waiting lists locally. 

There was also some misunderstanding from 
residents of a neighbouring estate that these 
gardens would be public.  

Non-planning issues 
A lot of questions and concerns related to 
Southwark Council, and were outside the remit of 
either NHG or the planning application. Particular 
issues include: rehousing, bidding, and who gets 
priority for the new homes. Many respondents, 
including young people, were sceptical about 
ZKHWKHU�WKH\�ZRXOG�EH�DEOH�WR�JHW�RQH�RI�WKH�ÀDWV�LQ�
Phase 2B. 

When asked to what extent they think the revised 
designs for new homes meet the needs of future 
residents, nearly half of those who expressed a 
SUHIHUHQFH�VWURQJO\���VRPHZKDW�VXSSRUWHG��DQG�RQO\�
one individual response was opposed. 

Topic Analysis:
The following topic analysis includes all 
comments collected from feedback forms (printed 
and Commonplace), workshops, emails, and 
stakeholder meetings.

Priorities for homes

5HÀHFWLQJ�WKH�SULRULWLHV�IRU�JRRG�KRPHV�H[SUHVVHG�
throughout the three-stage engagement process, 
incorporated into the Concept Plan and Revised 
Phase 2B plan designs of new homes, respondents 
and workshop participants said they liked: 

7.6.2 Architectural design & new homes 

Feedback form question: 

In general, to what extent do you think the 
revised designs for new homes meet the needs 
of future residents?

17 responses

���

���

���

�� ��

Fully meets needs

Neutral

Somewhat meets needs

Somewhat unsuitable

Unsuitable
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Topic Analysis:
The following topic analysis includes all 
comments collected from feedback forms (printed 
and Commonplace), workshops, emails, and 
stakeholder meetings.

Roads / parking 

Provision for car parking remained a divisive issue 
throughout the consultation. 

With regard to parking, some respondents feel 
the scheme does not provide enough spaces for 
residents, others that a more radical approach 
to promoting a car-free, sustainable future was 
needed.  

Those who thought there was too much room 
given to cars also criticised the amount of hard 
ODQGVFDSLQJ�URDG�VSDFH��VD\LQJ�WKDW�SHGHVWULDQV�
were given “leftover spaces” with cars still the 
priority occupant of streetspace. 

Bike storage 

Storage facilities in general are an important asset 
for residents (including bins and pushchairs). In 
workshops people said they would like to see 
a variety of storage, for bikes, including secure 
covered units large enough to accommodate family 
bicycles.  

Accessibility  

To note, one wheelchair user raised the concern 
WKDW�SHRSOH�ZLWK�PRELOLW\�LVVXHV�PD\�¿QG�
pavements with planting provides obstructions, 
and was concerned that tree roots might push up 
paving. They also said that crossing roads with 
F\FOH�ODQHV�LV�GLI¿FXOW���

����RI�UHVSRQGHQWV�ZKR�VSHFL¿HG�VDLG�WKH\�
VWURQJO\��VRPHZKDW�VXSSRUW�WKH�UHYLVHG�SODQ¶V�
approach to creating an attractive neighbourhood 
that encourages walking and cycling. Most agreed 
with reducing car access between buildings and 
deterring so drivers from using it as short-cut.  

Popular aspects were: 

• Green streets offering a continual tree canopy 
along streets to give shelter and shade for 
pedestrians  

• The use of planting as a buffer between road 
and pavement 

• Internal road loops designed to prevent rat-
UXQQLQJ��DQG�RWKHU�WUDI¿F�FDOPLQJ�PHDVXUHV�

• The pedestrian and cycle-friendly aspiration, 
including the creation of attractive walking and 
cycling routes 

7.6.3 Access & movement   

Feedback form question: 

In general, to what extent do you support the 
revised masterplan’s approach to creating 
an attractive neighbourhood that encourages 
walking and cycling?

20 responses

���

��

���

���

���

Strongly Support

Neutral

Somewhat Support

Somewhat Opposed

Strongly Opposed
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I love that kitchen; I love 
the light coming through 
the window, and you can 
get a small dining table in 
the kitchen.
[Homes workshop]

“

To go out and see what is 
nowadays outside and to 

see what will be here in the 
future, it is ‘WOW!’  

“

The park area looks 
lovely; I like the planting 
of trees. 

“

It’s nice to have the 
option to separate an 

RI¿FH�VSDFH��/RRNV�TXLWH�
open plan and spacious.

[Homes workshop] 

“
When asked what they thought of the proposed 
public outdoor spaces, play facilities, streets and 
landscape in the revised plan 58% said that they 
VWURQJO\�VRPHZKDW�OLNHG�LW��

In particular respondents and workshop participants 
liked the following aspects: 

• Plenty of trees & plants  

• Plenty of green spaces 

• Play provisions 

• Inclusion of outdoor seating, though more was 
requested 

• Intergenerational spaces 

• Cycle routes 

7.6.4 Public space

Feedback form question: 

What do you think of the proposed public 
outdoor spaces, play facilities, streets and 
landscape in the revised masterplan?

24 responses

���

���

���

���

��

Strongly Support

Neutral

Somewhat Support

Somewhat Opposed

Strongly Opposed
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Topic Analysis:

The following topic analysis includes all 
comments collected from feedback forms (printed 
and Commonplace), workshops, emails, and 
stakeholder meetings. 

Bagshot Park 

The design of play provision in Bagshot Park, 
Thurlow Square and Kinglake Street playground 
has evolved through ongoing workshops with young 
people (see Section 09). Changes continued to be 
made throughout Stage 3 consultation. 

Antisocial behaviour 

Ongoing concerns re potential for antisocial uses of 
public spaces such as Bagshot Park, including from 
the neighbouring Kinglake Estate TRA. 

Maintenance 

Questions have been raised throughout the 
three stages of consultation as to who would be 
responsible for maintaining the public spaces and 
shared gardens. It was also suggested in one 
workshop that a residents’ group could be set up 
to do this on a commercial basis, providing local 
employment and skills training.  

Street lighting 

Street lighting and security remain important 
concerns. The street lighting plan will be worked 
up post planning, but its importance to the local 
community is noted. 

Public spaces 

Suggestions included the following

• Art walls for creative expression  

• Water fountains, especially near the 
recreational spaces  

• %LUG�EDW�ER[HV�IRU�ELRGLYHUVLW\�

• Rubbish bins in public spaces 

• Variety of seating types
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Sustainability has been listed throughout the 
consultation as a core value for residents 
and stakeholders. 64% of Stage 3 responses 
considered the sustainability measures of the 
UHYLVHG�3KDVH��%�SODQ�HIIHFWLYH�VRPHZKDW�
effective. 

Respondents particularly liked: 
• The district heating system 
• Re-use of materials for construction 

• Extensive tree canopy 

• Green corridors 

They also suggested: 
• Photovoltaics on roofs 

• Bat and bird boxes 

• Water channels for wildlife 

7.6.5 Sustainability 
 
Feedback form question: 

How effectively do you think the revised 
masterplan meets its sustainability goals?

18 responses

Topic Analysis:

The following topic analysis includes all 
comments collected from feedback forms (printed 
and Commonplace), workshops, emails, and 
stakeholder meetings. 

:K\�QRW�UHWUR¿W"�

This has been a recurring question, pre-dating the 
Phase 2B plan but being discussed more widely in 
recent years across all UK regeneration projects. 

Green streets 

Would like to see less hard surface and more green 
VSDFH���VXVWDLQDEOH�GUDLQDJH�V\VWHPV��6X'6��

Several respondents, including Living Streets, said 
the green street measures did not go far enough 
towards truly green streets, and thought that the 
designs were restricted by Southwark’s Streetspace 
Design Manual. 

Trees   

Though the planting strategy for the new trees 
is welcomed, the removal of existing trees, even 
with replacement, is an emotive issue. New trees 
are not considered an adequate replacement for 
mature trees in biodiversity terms 

Photovoltaics

Several people asked about the potential to 
incorporate alternative forms of energy generation, 
such as photovoltaics.

���

������

���

��

Very effective  
measures

Not enough effective 
measures

Not at all effective  
measures

Neutral

Some effective  
measures
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08  Planning Submission  
  & Tracking Changes

IN THIS SECTION
 Ź Responses to the Stage 3 Consultation 

Feedback

 Ź Final changes

OVERVIEW 

Following Stage 3 consultation, feedback, 
comments and concerns received have been 
UHVSRQGHG�WR��UHVXOWLQJ�LQ�WKH�¿QDO�GHVLJQ�FKDQJHV��
to be included in the planning submission.
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This section shows the responses to the feedback received throughout the Stage 3 consultation  
(Section 6.6), and how comments have been addressed in the Phase 2B planning submission.

Site layout & design principles | Architectural identity

8.1 RESPONSES TO STAGE 3 CONSULTATION FEEDBACK

Comments and Suggestions Phase 2B Plan Responses

Character
While the overall opinion is that the new 
streets and buildings look attractive, there 
is a feeling that it lacks distinctive Aylesbury 
FKDUDFWHU�DQG�D�VHQVH�RI�KLVWRU\�SODFH��L�H��
this could be any new build anywhere. 

The design of buildings contributes to the sense of place in 
the Aylesbury neighbourhood. 

7KHUH�DUH�VLPLODU�FKDUDFWHULVWLFV�WR�WKH�SURSRVHG�EXLOGLQJV�±�
like the use of red, brown and pinkish bricks.

7KHUH�DUH�DOVR�ORWV�RI�LQGLYLGXDO�GHVLJQ�ÀRXULVKHV�IURP�HDFK�
RI�WKH�¿YH�GLIIHUHQW�DUFKLWHFWXUH�SUDFWLFHV�

Both aspects are important to the sense of place 
(similarities and differences).

The similarities help you see the neighbourhood as a 
distinct place which has characteristics that you can point 
out (like the brick colours)

7KH�LQGLYLGXDO�ÀRXULVKHV�PDNH�WKH�EXLOGLQJV�H[FLWLQJ�WR�
discover and bring a richness to the experience of walking 
about the neighbourhood.

The public spaces around the neighbourhood are designed 
to be as accommodating and as broadly appealing as 
possible. Within a legible and comprehensible background, 
a number of idiosyncrasies are proposed that can contribute 
to the daily life of the place over time: a place that reveals 
more details the more time one spends there. Examples 
include social arrangements of street furniture, particular 
shapes and textures, the detail of railings, the choice of play 
equipment or the location of particular tree species.

Commercial / community space 
Throughout the three stages of the 
consultation, local residents have listed 
community space as a key provision asked 
for the closed Thurlow Lodge community 
centre to be reprovided.  

Local residents and stakeholders, 
including young people, are keen to see 
opportunities for local people to start their 
own businesses within the estate. This could 
be in the commercial space, or as on-site 
maintenance teams for public spaces.

Regeneration of the Aylesbury is about more than new 
homes, community facilities and improved open spaces. 
The partnership is committed to ensuring that local 
SHRSOH�H[SHULHQFH�WKH�VRFLDO�DQG�HFRQRPLF�EHQH¿WV�RI�
regeneration, such as employment, education and training 
and improvements in health and well-being.

As yet the use of the commercial space at the heart 
RI�WKH�VFKHPH�LV�XQGHWHUPLQHG��EXW�ÀH[LEOH�HQRXJK�WR�
accommodate a variety of uses. There is also community 
space provided on neighbouring sites, such as Plot 18. 
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Comments and Suggestions Phase 2B Plan Responses

Changes to Thurlow Square since 
Stage 2 

‘What has happened to Thurlow Square? 
It has pretty much disappeared in this 
new revised version!’ is a typical comment 
on changes to the Phase 2B plan since 
the Concept Design stage (Stage 2 
engagement).  

This was representative of other comments 
concerned that a) there had been a 
reduction in public space since the Concept 
Plan shown in Stage 2, and b) more public 
outdoor space is desired.  

Combining Block 5A and 5B into one single block around a 
courtyard was one of the major changes between Stages 2 
and 3, responding to comments from Southwark planning 
RI¿FHUV�DV�SDUW�RI�WKH�SUH�DSSOLFDWLRQ�FRQVXOWDWLRQ�SURFHVV��

The amount of public space remains greater than that 
approved in the 2016 plans and the amount of communal 
open space for residents is higher than the previous design.

Orientating the public square along Thurlow Street makes it 
somewhere that is both on the way to other places and an 
entrance point to the neighbourhood. This gives a greater 
GH¿QLWLRQ�WR�WKH�SXEOLF�VTXDUH�DQG�LQFOXGHV�SURSRVHG�
commercial use at street level opening onto the square.

The streets around Thurlow Square will have more 
maisonettes and commercial spaces opening onto them, 
making them feel safer and more active.

The east-west route through the site will be wider, with room 
for trees on both sides.

The new arrangement makes a greater asset of the existing 
trees on Thurlow Street. Beyond providing a buffer to the 
road, they become the backdrop to the space. Seating 
along their planted base will be a social focus for the area. 

This is supported by additional tree planting around all sides 
of the space, giving the sense of green outdoor room, with 
special furniture and doorstep play at its centre, with an 
LPPHGLDWH�UHODWLRQVKLS�WR�QRQ�UHVLGHQWLDO�JURXQG�ÀRRU�XVHV��

Height / impact of 25-storey 
building, Block 4A  
Revisions to the Concept Designs to reduce 
the visual impact of the proposed 25 storey 
building in Block 4A were acknowledged. 
However concern remained regarding its 
appropriateness for the location and shade 
it might cast on the private courtyards 
(especially Plots 5A and 4D) and Thurlow 
Square was raised as a potential issue. 

Questions were also asked regarding the 
H[LW�VWUDWHJ\�LQ�FDVH�RI�¿UH�

Shadow tests of the internal courtyards and public spaces 
have been undertaken throughout the design process, the 
EXLOGLQJ�GHVLJQV�KDYH�DGDSWHG�WR�LPSURYH�WKHVH�¿JXUHV�
along the way. The area of amenity required for the tower 
courtyard achieves a good level of sunlight coverage.

,QIRUPDWLRQ�RQ�¿UH�VDIHW\�DFURVV�3KDVH��%�LV�DYDLODEOH�LQ�
the Fire Statement submitted with this planning application

Number of council homes  
Throughout the consultation, and across the 
wider Aylesbury Estate regeneration, there 
have been calls for more social housing 
from respondents via the feedback form, 
and activists (e.g. 35% Campaign) on social 
media.

The planning application for Phase 2B includes a total of 
50% affordable by habitable room which can be broken 
down into 163 social rent homes (738 habitable rooms) 
UDQJLQJ�IURP���EHG�ÀDWV�WR���EHG�PDLVRQHWWHV�DQG����
intermediate homes, with a total of 225 habitable rooms.

The full accommodation schedule is available in the 
Planning Statement submitted with this planning application. 
$�¿QDQFLDO�YLDELOLW\�DVVHVVPHQW�ZLOO�DOVR�EH�VXEPLWWHG�WR�/%�
Southwark to demonstrate the development is delivering the 
maximum number of affordable homes whilst ensuring the 
scheme can be viably delivered.
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Comments and Suggestions Phase 2B Plan Responses

Integration with surrounding area 
Residents of neighbouring streets noted 
the red line boundary and asked how the 
new development integrate with existing 
VWUHHWV��DQG�KRZ�WKRVH�VWUHHWV�PLJKW�EHQH¿W��
A suggestion was made at the public space 
workshop that Section 106 monies be used 
for extending the green streets beyond the 
red line boundary e.g. Mina Road. 

The public realm scheme provides a number of 
LPSURYHPHQWV�WKDW�EHQH¿W�WKH�ORFDO�DUHD�DQG�PDNH�
improved relationships to surrounding streets:

Bagshot Street is proposed to be extensively improved, 
building on the work done in recent years to green the street 
DQG�FDOP�WUDI¿F���,W�LV�SURSRVHG�WR�DGMXVW�WKH�OD\RXW�RI�WKH�
street to shuttle working, narrowing the carriageway and 
making more space for trees, extended rain gardens and 
for people. The LTN barrier is propose to be formalised with 
planting and the forecourt of the shops improved.

Albany Road will be extensively greened and the space for 
pedestrians increased. A new arrangement on the corner 
of Albany Road and Thurlow Street will provide a more 
generous public route around this currently tight junction.

The footway space on Thurlow Street will be vastly 
increased and the existing trees supported with new raised 
planters. New Plane trees to the south will accompany 
these, extending the sense of the street as a boulevard. 

The southern footway of Kinglake Street is widened with 
high quality paving and new tree planting. Proposals on this 
street pre-empt future development to the north.

The proposed extension of Mina Road will improve 
pedestrian and cycle links between Old Kent Road to 
Thurlow and, in the future, on to Walworth Road. A car-free 
MXQFWLRQ�RQ�WKLV�VWUHHW�SUHYHQWV�YHKLFXODU�WKURXJK�WUDI¿F�
onto Mina Road. This, in combination with the location of 
Bagshot Park, will offer a new green vista from the existing 
Mina Road looking west.
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Comments and Suggestions Phase 2B Plan Responses

Safety & security  
This remains a key concern for residents. 

Throughout the project the design team have liaised with 
the Police Secure by Design Team for advice on design of 
public spaces and street entrances that enhance security. 
Further engagement post-planning will look at details of 
street lighting, cameras, and other security issues. 

Detail on street lighting will be developed post planning, in 
ongoing consultation with residents and stakeholders.  

Residents’ gardens 
Requests for shared courtyard gardens to 
include space for residents to grow food.  
This was linked to climate change and 
VHOI�VXI¿FLHQF\�FRQFHUQV��DV�ZHOO�DV�ORQJ�
allotment waiting lists locally. 

There was also some misunderstanding 
from residents of a neighbouring estate that 
these gardens would be public.  

7KH�PLVXQGHUVWDQGLQJ�KDV�QRZ�EHHQ�FODUL¿HG�DQG�IXUWKHU�
explanation added to the FAQs on the commonplace 
website. Further engagement with these residents has also 
taken place offering an opportunity to discuss the issue.  

Non-Planning Issues 
A lot of questions and concerns related 
to Southwark Council, and were outside 
the remit of either NHG or the planning 
application. Particular issues include: 
rehousing, bidding, who gets priority for the 
new homes. Many respondents, including 
young people, were sceptical about whether 
WKH\�ZRXOG�EH�DEOH�WR�JHW�RQH�RI�WKH�ÀDWV�LQ�
Phase 2B. 

As part of ongoing community support, Southwark Housing 
2I¿FHUV�KDYH�EHHQ�SUHVHQW�DW�LQ�SHUVRQ�HYHQWV��GHWDLOV�IRU�
housing support included on engagement materials.

New homes
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Comments and Suggestions Phase 2B Plan Responses

Roads / parking 
Provision for car parking remained a divisive 
issue throughout the consultation. Some 
respondents feel the scheme does not 
provide enough spaces for residents, others 
that a more radical approach to promoting a 
car-free, sustainable future is needed.  

Those who thought there was too much 
room given to cars also criticised the amount 
RI�KDUG�ODQGVFDSLQJ�URDG�VSDFH��VD\LQJ�WKDW�
pedestrians were given ‘leftover spaces’ with 
cars still the priority occupant of streetspace. 

7KURXJK�WKH�SXEOLF�FRQVXOWDWLRQ�SURFHVV��DQG�VSHFL¿F�
GLVFXVVLRQV�ZLWK�/LYLQJ�6WUHHWV��D�QXPEHU�RI�WUDI¿F�FDOPLQJ�
and street greening proposals have been developed:

• Increased planting has been introduced to the car-free 
junction at the centre of the scheme.

• The LTN barrier on Bagshot Street has also been 
proposed formalised with tree plating in the road space.

• Raised-table have been provided at all junctions.

• +RUL]RQWDO�GHÀHFWLRQV�±�ORFDOO\�QDUURZLQJ�WKH�
carriageway where possible) have been proposed on 
appropriate streets.

• Wherever possible, additional capacity for street trees 
and planting in the public realm has been sought.

Bike storage 
Storage facilities in general are an important 
asset for residents (including bins and 
pushchairs). In workshops people said they 
would like to see a variety of storage for 
bikes, including secure covered units large 
enough to accommodate family bicycles.  

All private residents’ cycle parking will be in secure cycle 
stores. These will be a mixture of looped cycle stands 
�6KHI¿HOG�6WDQGV��DQG�WZR�WLHU�F\FOH�VWDQGV��7KHUH�ZLOO�DOVR�
be provision for larger cargo bikes.

Accessibility  
To note, one wheelchair user raised the 
concern that people with mobility issues 
PD\�¿QG�SDYHPHQWV�ZLWK�SODQWLQJ�SURYLGHV�
obstructions, and was concerned that tree 
roots might push up paving. They also said 
that crossing roads with cycle lanes are 
GLI¿FXOW���

There are no segregated cycle lanes in the scheme. 

Typical clear footway widths are 2.4m, and wider in many 
instances, allowing space for wheelchairs and the visually 
impaired, amongst others. On Bagshot Street, minimum 
widths are 2.0m to tie-in with existing pavements, but is also 
typically 2.4m or greater. All junctions have raised tables, 
delineated with tactile paving, proving levels crossing points 
without drop-kerbs.

Access & movement
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Comments and Suggestions Phase 2B Plan Responses

Anti-social behaviour 
Ongoing concerns re potential for antisocial 
uses of public spaces such as Bagshot Park, 
including from the neighbouring Kinglake 
Estate TRA. 

Our engagement with the Metropolitan Police’s Secure By 
Design team has been focussed on designing out crime, 
including antisocial behaviour.

One important aspect of designing out crime is making sure 
that public space and streets are watched over and cared 
for by residents. To help this we have designed ground 
ÀRRUV�ZKLFK�DUH�DFWLYDWHG�E\�ZHOO�OLW�FRPPXQDO�HQWUDQFH�
lobbies and maisonette front doors. 

Maintenance 

Questions have been raised throughout 
the three stages of consultation as to who 
would be responsible for maintaining the 
public spaces and shared gardens. It was 
also suggested in one workshop that a 
residents’ group could be set up to do this 
on a commercial basis, providing local 
employment and skills training.  

The current strategy is that existing streets will remain with  
LB Southwark’s Highways Department and that new streets 
will be similarly adopted. These streets are designed to the 
Council’s adoptable standards.

The new public spaces are proposed to be adopted and 
maintained by LB Southwark’s Parks department.

Communal amenity spaces, forecourts and planting 
associated with each building plot will be maintained by 
1RWWLQJ�+LOO�*HQHVLV��ZKR�ZLOO�FRQWLQXH�WR�KDYH�DQ�RI¿FH�RQ�
the site once the homes are occupied.

Sustainability

:K\�QRW�UHWUR¿W"�
This has been a recurring question, 
pre-dating the Phase 2B Plan but being 
discussed more widely in recent years 
across all UK regeneration projects. 

5HWUR¿WWLQJ�ZDV�H[SORUHG�YHU\�HDUO\�RQ�LQ�WKH�SURMHFW�EXW�
the construction of the existing buildings means that they 
DUH�VWUXFWXUDOO\�XQVXLWDEOH�IRU�UHWUR¿WWLQJ��,Q�WKLV�LQVWDQFH��
therefore, rebuilding with high-performance insulation, low 
carbon heating, and other green measures proved the more 
sustainable long-term option. The new buildings are also 
GHVLJQHG�ZLWK�ÀH[LELOLW\�DQG�DGDSWDELOLW\�LQ�PLQG�

Trees   
Though the planting strategy for the new 
trees is welcomed, the removal of existing 
trees, even with replacement, is an emotive 
issue. New trees are not considered an 
adequate replacement for mature trees in 
biodiversity terms 

The project will seek to retain as many existing trees as 
possible, subject to them being suitable for retention. This 
FRXOG�EH�LQÀXHQFHG�E\��WKH�GHVLUHG�VWUHHW�DUUDQJHPHQWV�
�LQFOXGLQJ�GLUHFWLYHV�IURP�6RXWKZDUN�SODQQHUV���WKH�VWDWXV�
TXDOLW\�RI�VSHFL¿F�WUHHV��DQG�WKH�FRPSOH[LWLHV�SURGXFHG�E\�
some trees being on raised platforms.

The current scheme retains approximately 5% more trees 
than the 2016 OPP Masterplan. Any loss of trees will also 
be compensated by the planting of new ones.

Photovoltaics
Several people asked about the potential 
to incorporate alternative forms of energy 
generation, such as photovoltaics.

Photovoltaic Panels (PVs) are one of the green energy 
technologies being used in the proposed development. PV 
panels will be located on rooftops in locations that receive 
good levels of sunlight.

Landscaping and public space
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8.2 FINAL CHANGES TO THE PHASE 2B PLAN

Adding character
• The design of the buildings contributes 

to the sense of place in the Aylesbury 
neighbourhood

• There are similar characteristics to the 
proposed buildings, such as the use of 
red, brown and pinkish bricks.

• There are also many individual design 
ÀRXULVKHV�IURP�HDFK�RI�WKH�¿YH�GLIIHUHQW�
architecture practices

Access and Movement
• $�QXPEHU�RI�WUDI¿F�FDOPLQJ�DQG�VWUHHW�

greening proposals have been developed

• Raised-tables have been provided at all 
junctions with increased planting at car-
free junctions at the centre. The barrier 
on Bagshot Street is proposed to be 
formalised with tree plating in the road 

• Secure cycle parking will be provided for 
all residents

• Street lighting will be developed next stage  
of detail design

• More details in section 8.4

Sustainability
• PV panels will be located on rooftops in 

locations which receive good levels of 
sunlight

• Communal amenity spaces, forecourts and 
planting associated with each building plot 
will be maintained by Notting Hill Genesis

Public Space
• The amount of public space remains 

greater than proposed in 2016

• The new orientation of Thurlow Square 
makes it somewhere that is both on the 
way to other places and an entrance. It 
includes proposed commercial use at 
street level opening onto Thurlow Square

Community
• Commercial space designation will 

EH�ÀH[LEOH�LQ�WHUPV�RI�SRWHQWLDO�XVHV��
Engagement on this will be ongoing.

About the Process
• NHG is committed to delivering the social 

DQG�HFRQRPLF�EHQH¿WV�RI�UHJHQHUDWLRQ��
such as employment, education & training 
and improvements in health and wellbeing.

Impact of 25-storey building
• Shadow tests, following further 

adaptations to the designs, show courtyard 
garden receives good levels of sunlight
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Axonometric of Phase 2B Plan, May 2022

BURGESS PARK

SURREY 
SQUARE

THURLOW STREET

KING
LAKE STREET

ALBANY ROAD

SMYRK’S ROAD

MINA ROAD

BAGSHOT  STREETBagshot Park

Thurlow 
Square

Block 4A
Block 4D

Block 4B

Block 5C

Block 5A



Pg
 1

32
 | 

Pl
an

ni
ng

 S
ub

m
is

si
on

8.3 ACCESS & MOVEMENT

5HGXFHG�WUDI¿F
• &DU�IUHH�MXQFWLRQV�FDOP�WUDI¿F�DQG�SUHYHQW�

rat-running through site

• 5DLVHG�WDEOHV�DW�DOO�MXQFWLRQV�WR�FDOP�WUDI¿F

• Encouragement of active travel

• Localised carriageway narrowing

Parking

• Mixture of on-street and underground 
provision

Cycle provision
• Cycle priority routes connecting to 

Southwark Spine cycle route

• Cycle hire hub

• Cycle parking across the site

• Quiet streets

Increased street greening
• Widening of East-West street allows trees 

on both sides

• Increased planting at car-free junction in 
centre of site

• Car free junction on Bagshot Street could 
also include tree planting

This circulation diagram shows the submitted plan for the Phase 2B road layout and parking arrangement. 
For more details, see Transport Strategy documents included with the planning application.

KEY

Cycle priority route

Car Club bay

Car free junction

Loading bay

On street parking

Vehicular access

APF parking

Existing parking Bagshot Street

Entrance basement parking

Southwark Spine cycle route

Parking

Cycle hire hub

Raised junction
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8.4 GREEN STREETS AND LANDSCAPING

Safety & security
• Secure by Design principles

• Street lighting to be developed post 
planning in ongoing engagement

• More maisonettes and commercial spaces 
opening onto streets

Trees
• As many exiting trees as possible have 

been retained across the site

• Extensive planting of new trees (see tree 
planting strategy accompanying planning 
application)

Maintenance
• The new public spaces are proposed 

to be adopted and maintained by LB 
Southwark’s Parks Department

Public space provision
• The amount of public space remains 

greater than in the 2016 plans

Residents’ gardens
• Amount of space for residents’ gardens 

increased since October 2021

b

b

a

BURGESS PARK

ALBANY ROAD

MINA ROAD

KING
LAKE STREET

THURLOW STREET

BAGSHOT  STREET

ALVEY  STREET

Bagshot Park

Thurlow 
Square

a

a

a

b

b

b

a
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8.5 BAGSHOT PARK & MUGA SUBMISSION

This drawing shows the submission designs for Bagshot Park, including the multi-use games area, and how 
designs respond to what was heard during engagement.

Play provision
• 08*$�SURYLVLRQ�UHÀHFWV�ZKDW¶V�EHHQ�

heard in engagement including targeted 
youth engagement as well as feedback 
IURP�6RXWKZDUN�SODQQLQJ�RI¿FHUV

Mitigating antisocial behaviour
• MUGA has been moved from the centre of 

the park to the street edge

Biodiversity & climate resilience
• Includes wilder area with swale

• Bird boxes

Bagshot Street

Extension from
 Alvey Street

Extension from Mina Road
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8.6 THURLOW SQUARE 

This image shows the submission designs for Thurlow Square, responding to what was heard during the 
engagement process

Safety & security / ASB
• Active street frontages from commercial 

spaces, and potential for cafés provide 
eyes on the street

• Public space overlooked by homes to 
deter antisocial behaviour

Commercial space
• Flexible spaces that could be used 

IRU�ORFDO�EXVLQHVVHV��VKRSV���FDIpV��
ZRUNVSDFH���ZRUNVKRSV��VNLOOV�WUDLQLQJ��DQG�
��RU�FRPPXQLW\�DFWLYLWLHV

Adding character
• Further engagement is proposed to 

develop street furniture with community 
and local artists

Play provision
• Non-prescriptive play elements

Fostering community
• A space where all ages and demographics 

can come together and feel welcome

Green streets & spaces
• Existing mature trees and new planting 

provide shade and greenery
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 Ź Aims of the consultation programme

 Ź Our approach

 Ź Public consultation for the planning 
application

 Ź Beyond the planning application

09  Engagement Plan & Next Steps

OVERVIEW

As required by the draft Southwark Development 
Consultation Charter, this Engagement Plan 
outlines the next stage of public consultation for 
the planning application. It includes details of the 
meetings and public consultation proposed, and the 
ways respondents will be able to provide feedback 
during the consultation. 

These will complement and support Southwark 
Council’s own publicity of the planning application 
and statutory consultation process.
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A varied programme of in-person and online events, 
digital and printed media and targeted outreach 
will allow a wide reach to ensure all members of 
the community are informed of the next steps and 
planning process.

Members of the team will be available for any direct 
TXHVWLRQV�DQG�WR�H[SODLQ�WKH�RXWFRPH�RI�WKH�¿QDO�
Phase 2B plan submitted as part of the planning 
application.

To make the planning process as clear and 
transparent as possible, a public-facing summary 
will be produced. This will contain the key 
information relating to the planning application, 
presented so that all residents and stakeholders 
can understand it. 

Responses to the statutory planning consultation 
will made be via Southwark’s planning portal. 
However, every effort will be made to help residents 
and stakeholders navigate this process and make 
their responses.

In addition NHG and the design team will continue 
to listen to all comments made by residents and 
VWDNHKROGHUV�WKURXJK�DOO�PHGLXPV�±�LQFOXGLQJ�WKH�
dedicated Aylesbury Now email and phone number, 
DV�ZHOO�DV�RQJRLQJ�PHHWLQJV�±��WDNLQJ�RQ�ERDUG�
what is heard as Phase 2B progresses.

9.2.1 COVID-19

We will continue to follow government guidelines 
DQG�UHPDLQ�ÀH[LEOH��DGMXVWLQJ�WKH�(QJDJHPHQW�3ODQ�
accordingly without compromising its reach.

The aim for this next stage of engagement is to:

• Be inclusive, accessible, transparent and 
engaging

• 6KDUH�ZLWK�WKH�SXEOLF�WKH�XSGDWHG�DQG�¿QDO�
designs that will be submitted as part of the 
planning application

• 6KRZ�WKH�FKDQJHV�PDGH�WR�WKH�¿QDO�3KDVH��%�
plan and how this evolved through the various 
stages of consultation  

• Continue to engage with residents to keep them 
informed about the next steps 

• To support the community to better navigate the 
planning process and statutory consultation

• Ensure anyone who wishes to respond to the 
planning application knows how to do so

9.2 OUR APPROACH9.1 AIMS 
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9.3 PUBLIC CONSULTATION FOR THE PLANNING 
APPLICATION

A wide range of methods will be used to support 
the statutory consultation process and ensure it is 
accessible to everyone.

9.3.1 Online information

aylesburynow.london 
aylesburyphase2b.commonplace.is

The Aylesbury Now and Phase 2B Commonplace 
websites will provide summaries of the planning 
application, along with information about the 
planning application process and how to respond to 
the statutory consultation.

Links on the websites will allow visitors to click 
through to the application on the Southwark 
Council planning portal where they can also leave 
comments. 

9.3.2 Drop-in exhibition 

A week-long public exhibition will be held at the 
RQ�VLWH�RI¿FHV�RI�1+*��7KHVH�DUH�LQ�WKH�KHDUW�RI�
the Aylesbury Estate, on Thurlow Street, and have 
lift access. The exhibition will be clearly signposted 
from the street.

Printed copies of the planning documents, and an 
easy-to-understand summary document, will be 
available to view. Members of the team will be on 
hand to help residents and stakeholders navigate 
the documents and to answer any questions. 

A Saturday and an evening slot will also be offered 
in order to accommodate anyone working on 
weekdays. 

Opening times and location of the exhibition will be 
well publicised in advance.

9.3.3 Online presentation + Q&A

For any residents and stakeholders unable to 
attend the in-person exhibition, there will be an 
opportunity to attend an online presentation of 
the Phase 2B application and to ask questions. 

Participants will also be shown how to make a 
formal response to the statutory consultation.

9.3.4 Information in libraries & public   
spaces

Printed information and publicity will be available 
in libraries and other community spaces, subject 
to their agreement. As with information materials 
issued at previous stages of the consultation, these 
will include a QR code allowing an electronic link to 
Southwark Council’s planning portal.

9.3.5 Email communications 

The estate-wide Aylesbury Now mailing list will be 
used to disseminate information about the planning 
application and statutory consultation process and 
events, including links to the Southwark planning 
portal where responses can be made. As well 
as residents, this includes community groups, 
stakeholders, who disseminate the information 
across their networks. In addition, email information 
will also be sent to residents and stakeholders who 
have signed up to receive updates on Phase 2B 
(more than 126 respondents).

9.3.6 Social media 

Social media, including Twitter, will be used to 
alert the public to the submission of the planning 
application. It will provide relevant links to the 
council’s planning portal and explain how to submit 
a response. 

9.3.7 Posters on site

Posters on site will advertise the submission of the 
planning application and the supporting exhibition. 
QR code links will provide direct access to the 
planning portal.
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9.4.1 Contractor engagement

There is an expectation that the appointed 
contractor will also implement a community liaison 
programme for the construction period. 

NHG will work with them to ensure any disruption to 
Aylesbury residents, visitors and local businesses 
is minimised, and identify any opportunities where 
social value might be added.

9.4.2 Further community input

As highlighted in Sections 7, 8 and 9, there is scope 
to work with the community on developing some 
of the design details though co-design processes, 
community projects, or further engagement. These 
could potentially include:

• Street lighting 

• Community projects such as bench design, 
gardening projects

• Planting and biodiversity 

• Management and maintenance

• Playground provision

9.4 BEYOND THE 
PLANNING APPLICATION

9.3.8 Printed newsletters 

An announcement of the planning application, and 
how to respond, will be included in the existing 
regular newsletter distributed to residents and 
businesses across the catchment area. 

9.3.9 Ongoing stakeholder outreach

Meetings with residents and key stakeholders 
will continue, guiding them through the planning 
process and providing information on how to submit 
responses. 

9.3.10 Groups with protected 
characteristics

Likewise sessions dedicated to under represented 
groups such as the Latin American community and 
young people will continue throughout the statutory 
consultation process and beyond. This will include 
feeding back on how their input has been used, 
listening to any issues and keeping them informed.
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10  Youth Engagement

IN THIS SECTION

 Ź Summary of youth engagement

 Ź Play engagement analysis

 Ź Multi-Use Games Area

 Ź Surrey Square Primary School workshops

 Ź Ongoing youth engagement

 Ź Designed with your feedback

OVERVIEW 

Youth Engagement played an important part of the 
consultation and co-design process throughout 
stage 1 and 2 of the engagement.

6XSSRUWHG�E\�WKH�<RXWK�(QJDJHPHQW�RI¿FHU�DW�
Notting Hill Genesis, Soundings curated and 
coordinated youth engagement activities, in 
partnership with a local group of young people 
aged between 8-14 years old formed during the 
lockdown, and later with local schools and Inspire. 

As the designers of the new public spaces East 
Architects participated in and helped shape the 
workshops. Analysis shown in the following pages 
informed the design of Bagshot Park and public 
spaces generally.
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10.1 YOUTH ENGAGEMENT SUMMARY

Youth Workshop 1
NHG Youth Group (online)

25 June 2021

Youth Outreach
(Feedback forms)
InSpire Youth Club

January - February 2022

ST
A

G
E 

1
ST

A
G

E 
2

ST
A

G
E 

3

Youth Workshop 2
NHG Youth Group (online)

2 July 2021

Youth Workshop 3
NHG Youth Group (online)

9 July 2021

Youth Workshop 4
InSpire Youth Club (online)

29 October 2021

Youth Workshop 5
NHG Youth Group (online)

12 Novemeber 2021

Youth Workshop 6
Surrey Square Primary 

School (in-person)
6 December 2021

Feedback to 
participants and 

onging engagement

SU
B

M
IS

SI
O

N

A series of workshops sought to identify and to 
build relationships with local schools and active 
local youth groups. They explored young people’s 
experiences and attitudes to the public realm in 
order to understand their issues and aspirations. 
This was used to inform the design of the public 
and play spaces in Phase 2B. 

The workshops were developed by Soundings 
with Chris Cotton from NHG and supported by 
landscape architects East Architects. Care was 
taken to allow space and time for the young people 
so that they would leave each session having 
JDLQHG�SURGXFHG�VRPHWKLQJ��H�J��D�GUDZLQJ��DQG�
had a good time.

10.1.1 Stage 1 June - August 2021 

Sessions were held on Zoom as a platform 
participants felt comfortable with. The group 
were very receptive and the majority (around 10 
participants aged 8-15 years) attended all three 
sessions, providing inspiration and valuable insights 
for the design team.

Workshop 1 - NHG Youth Group (Zoom)

The purpose of this workshop was to start early soft 
engagement with young people, beginning with the 
already established NHG Youth Group. The aim 
was to understand how local young people use 
their outdoor spaces, where they feel safe or not in 
order to inform the designs of the new MUGA, play 
areas and public realm.

Event format

Following a short introduction to the Aylesbury 
Estate Regeneration and outline for Phase 2B, the 
¿UVW�ZRUNVKRS�VRXJKW�WR�XQGHUVWDQG�WKH�FXUUHQW�
context and young people’s relationship to their 
local open and play spaces through an interactive 
workshop discussion. A mind map activity was 
used to draw a typical journey around their 
neighbourhood.

Discussion was also held around how COVID-19 
and the lockdowns had affected their feelings about 
public space.
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Workshop 2 - NHG Youth Group (Zoom)

In the second workshop, was very much a capacity 
building exercise. The young people learnt about 
design and the importance of green and public 
space. The purpose was to help the young people 
think about the different elements that make good 
design. This laid the groundwork for workshop 
3 where the group would explore scenarios for 
Bagshot Park.

Event format

The workshop started with a sharing exercise with 
the project team presenting their favourite design 
object and what is good about them and the young 
people selecting their favourite object in the home 
and saying what’s great about it. East presented 
examples of playspace from elsewhere to explain 
the design process and inspire ideas.

Workshop 3 - NHG Youth Group (Zoom)

The third workshop was an opportunity for the 
young people to develop their own ideas for 
Bagshot Park. This effectively became a brief for 
East to take away and use to inform their own 
designs. The resulting concept designs were shown 
to the public during the Stage 2 consultation and at 
follow up workshops 4, 5 & 6 (NHG Youth Group, 
InSpire Youth Club and Surrey Square Primary 
School).

Event format 

$�UHYLHZ�RI�WKH�¿QGLQJV�IURP�ZRUNVKRS���DURXQG�
what is public realm and what makes good design 
was followed by some scenario planning using 
words and prompts to imagine how the young 
people might see Bagshot Park. A drawing session 
allowed participants to illustrate their own scenarios 
and have some fun.

6XPPDU\�¿QGLQJ�IURP�ZRUNVKRS��

Stage 1 workshop worksheet
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10.1.2 Stage 2  
September - December 2021

Workshop 4 - InSpire Youth Club  
(aged 10-17) - In person
The purpose of this workshop was to talk to 
the youth club and get their opinions about the 
proposed Bagshot Park MUGA and play provision 
for older children. The aim was to present people 
with the different ideas being considered and learn 
how they might use the space and what things they 
might include. Representatives from Soundings and 
East held discussions with small groups.

Event format

The event took place on a Friday evening when the 
youth club usually gets quite busy. The layout of 
this workshop was quite informal to allow people to 
freely come to us. Example images of play space 
designs and equipment were used as inspiration 
and reference to spark discussion. Initially people 
were asked to note down what they like doing in 
terms of playing, where they usually hang out with 
friends and what they would like to see in the new 
park. East shared printed plans of the Bagshot Park 
with the MUGA and asked people to draw their ideal 
park and what else they would include. 

Workshop 5 - Workshop follow-up - NHG 
Youth Group - Zoom
The intention for this workshop was to feed back 
to the group on how their comments and ideas 
expressed in the summer had fed into the emerging 
designs: what had been included, but also what had 
not, and why.  

Event format
At this session, children were shown where their 
ideas from the previous workshop had been taken 
on board (and where they couldn’t be: e.g. a 
rollercoaster). They were then given the opportunity 
to respond to the current designs for Bagshot Park 
and the MUGA. 
In general, the young participants loved the designs 
for the park, especially the greenery. 
They were then asked to draw signs for the 
entrance, many used the word ‘welcome’ and 
wanted it to be a place for everyone. 

When asked whether there was enough for girls as 
well as boys, especially in the MUGA, they thought 
there was. Nevertheless, the architects will carry 
out further investigation.

Workshop 6 - Surrey Square Primary 
School (aged 5-11) - In person

The aim for this workshop was to understand from 
children of a younger age bracket what they need 
from public spaces and how they play. 

Event format

During this session, children were given printed 
plans of Kinglake Street playground (KS1) and 
Thurlow Square (KS2) and invited to draw on their 
ideas for the spaces and list items or activities 
they’d like to see included. 

Representatives from Soundings and East talked to 
individuals as they were drawing, encouraging them 
to think about what might be suitable and gaining 
further insight into their experiences of play.

Each group shared their ideas around a big table. 
KS2 used feedback from the group to redraft their 
ideas - a process they had been working on in class 
as part of the school curriculum.

10.1.3 Stage 3 January - March 2022

Youth Outreach - InSpire Youth Club

Printed information booklets with the latest designs 
and feedback forms were given to the youth club 
to allow them to comment and make any further 
suggestions on the latest iterations of the park 
designs and to see how their conversations may 
KDYH�LQÀXHQFHG�WKHP�

10.1.4 Future engagement
To keep young people engaged in the process, 
feedback sessions will be arranged to show them 
how their input has been used in the planning 
application designs. 

This will be an ongoing relationship throughout the 
production of these spaces, offering young people 
ownership of the public spaces.
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10.2 PLAY ENGAGEMENT ANALYSIS

The following graphs show a combined analysis of 
comments received from the youth workshops held 
in stages 1 and 2 (Workshops 1 to 4).

There were a few popular suggestions for play, 
LQFOXGLQJ�EHQFKHV�VHDWLQJ��SDWK�FLUFXLW�PHDQGHU��
WUHHV��]LS�ZLUH��WUHH�KRXVH�YLHZLQJ�SODWIRUP�DQG�
EDVNHWEDOO�IRRWEDOO�

Graph showing all the suggestions made by youth interaction up to end of November 2021
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10.2.1 Possibilities analysis 
 
The following graph shows the possible 
suggestions that could be taken forward (such as 
VHDWLQJ��WUHHV��EDVNHWEDOO�IRRWEDOO���WKH�VXJJHVWLRQV�
ZLWK�GHVLJQ�LPSOLFDWLRQV��VXFK�DV�IRXQWDLQ�ZDWHU�
play, hammocks, sandpit), and those suggestions 
which are unlikely to be possible (such as zip wire, 
roller-coaster, lake).

Following this, it was decided which of these would 
be included in the next stage of design for public 
and play spaces, and where best to situate them 
in order to best serve the residents and wider 
community.

Graph analysing which suggestions might be practical



Pg
 1

49
 | 

Y
ou

th
 E

ng
ag

em
en

t

10.2.2 Included elements 
 
The following graph shows the suggestions taken 
forward into the public space and play areas 
within the designs for Bagshot Park, Thurlow 
Square, and combined in other elements around 
the area.

Graph showing which suggestions were taken forward in November 2021

�������2WKHU�¿QGLQJV

Social space
Young people wanted to use public space to meet 
their friends. Places to sit and chat were therefore 
important requirements.

Places for everyone 
Not all teenagers wanted to play sport and asked 
for spaces for them too. It was also important to 
provide Spaces that appeal to girls as well as boys.

Green space

Green space is important to these young people. 
They were particularly interested in planting, 
ÀRZHUV�DQG�WUHHV�WKDW�PDGH�WKH�VSDFH�PRUH�
attractive and created a sensory experience.



Pg
 1

50
 | 

Y
ou

th
 E

ng
ag

em
en

t

Workshops (1-4) with NHG Youth Group and 
InSpire Youth Club both focused on Bagshot park, 
which is the proposed site for the MUGA.

10.3.1 Feedback

Many participants were football focussed. Their 
feedback included:

• Keep basketball and football separate.

• Main wish is for an AstroTurf surface (strong 
feeling against concrete pitch surfaces).

• Would love a 7-a-side sized pitch,  
but wider.

• Provide good lighting of MUGA.

• Provide plenty of seating outside MUGA, none 
within.

• Provide more than one entrance to MUGA.

2WKHU�SDUWLFLSDQWV�SOD\HG�EDVNHWEDOO�DQG�RU�IRRWEDOO�
more casually. Their feedback included:

• 6SOLW�08*$�������EDVNHWEDOO�IRRWEDOO�

• Have a different surface type for each.

• Provide good lighting of MUGA.

• Provide more than one entrance to MUGA.

Respondents were keen on an approach 
that provided something for everyone rather 
WKDQ�IRFXVVLQJ�RQ�D�VSHFL¿F�JURXS��*LYHQ�WKH�
possible dimensions of Bagshot Park and the 
intergenerational aspirations of the projects, a mid-
sized, mixed MUGA seems most appropriate.

During the workshop with InSpire Youth Club a 
JURXS�ZHUH�FRQFHUQHG�DERXW�WKH�ORVV��DQG�RU�
lack) of football pitches in the area, and conveyed 
the values of pitches in providing strong social 
structures for teenagers (especially young males).

Any concerns highlighted by participants is part of 
a larger Southwark issue that cannot necessarily 
be resolved in neighbourhood-scale spaces, but 
should be reviewed at a strategic level.

10.3 MULTI-USE GAMES 
AREA (MUGA)

10.4 SURREY SQUARE 
PRIMARY SCHOOL

The workshop with Surrey Square Primary school 
was led by landscape architects East, with support 
from Soundings and the school staff. It focused on 
ideas for Kinglake Street Playground and Thurlow 
Square. Two sessions were run, targeting different 
age groups: Key Stage 1 and Key Stage 2.

10.4.1 Key stage 1 (ages 5-7)

8 participants 

The most popular items mentioned by the Key 
Stage 1 group were:

• Table tennis
• Tree houses
• Zip wire
• Slide
• Monkey bars
• Swings
• A trampoline

They were also interested in spaces that were 
attractive to spend time in. These included: 

• Quiet places to sit and read 
• *UHHQ�VSDFHV�ZLWK�ÀRZHUV�DQG�WUHHV��LQFOXGLQJ�

areas of grass

Other suggestions for the public spaces included: 

• Stage
• Sandpit
• Pond
• Swimming pool
• Adventure playground
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10.4.2 Key stage 2 (ages 7-11)

8 participants

• This age group suggested more adventurous 
play and inventive interventions. As well as 
traditional play (swings, slides, spring rockers), 
they also suggested:

• Active play (climbing rocks, monkey bars, 
zipwire, tunnel)

• Imaginative play (tree house, stepping stones, 
jungle)

• Interesting features (fairy lights, crazy mirrors, 
paddling pool)

Sports that were of interest were:

• Football
• Basketball
• Volleyball
• Table tennis
• Cycling
• Skateboarding

They felt the public spaces in general should be for 
everyone, and thought more broadly about what 
other people in their families and communities 
might need, suggesting an area for smaller 
children, baby facilities, and a water fountain. 

They also asked that recycled materials be used 
where possible. 

10.5 ADDITIONAL SOCIAL 
VALUE OUTREACH

Two sessions were held at Walworth Arc Academy 
with Sixth Form students, advising on their CV and 
careers. This was part of the social value building 
on relationships with young people in the area. This 
is an ongoing engagement with plans to do further 
events with them in the near future.
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10.6 BAGSHOT PARK

The image below shows the design for Bagshot 
Park in response to all the feedback gathered 
during the youth engagement. They incorporate 
many of the suggested items such as table tennis, 
big slide, play equipment and benches and seating. 
The workshops were important in generating a true 
understanding of the needs of the young people in 
the area.

01 MUGA
02  Exercise area
03  Bike racks
04  Bouldering
05  Table tennis
06  Hedge garden maze
07  Bleachers
08  Climbing frame

09  Big slide
10  Roundabout
11  See-saw
12  Sunny grassy area
13  Multi-swing 
14  Scented garden
15  Stepping stones 
16  Crawling tunnel

Bagshot Street

Extension from
 Alvey Street

Extension from Mina Road

01

02

03

04
05

06

07

08
09

10

11

12

13

14

15

16

17

18

19

20

20

20

20

21

+  New tree planting
+  Varied low-level 
planting
+  Seating and picnic 
benches

17  Monkey bars
18  Logs and stumps
19  Tall seat structure with 
a ‘Bagshot’ sign
20  Planted slopes for  
rainwater collection
21  Existing tree
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11 Appendices

A - FAQs 

B - Communications Table

C - Exhibition Boards (Stages 1, 2 & 3)

D - Feedback Forms & Canvas Cards (Stages 1, 2 & 3)

E - Communications Materials (Stages 1, 2 & 3)

F - Newsletters 

G - Youth Engagement Presentations

H - Stage 3 Design Fly through

I - Friends of Burgess Park mitigation report and response letter



A - FAQS
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B - COMMUNICATIONS TABLE

Communications Type Stage 
(1/2/3)

Date of distribution Details

Commonplace consultation 
website launched

S1 5th July 2021 CGIs images and design proposals were 
on the site, along with the questions used 
on the canvass cards so that visitors to the 
website could leave their feedback.  Promo-
tion of the pop-up events.

 A4 Flyers S1 10th July 2021 8,314 distributed

Commonplace news articles S1 27th July 2021 

23rd September 2021

“Pop up Events”  

Update on pop-up events held on and 
around the estate.  

“A Busy Summer!”  

Recap on some of the activities and en-
gagements over the summer months, and 
training opportunities

A4 Flyers S2 8th October 2021 8,314 distributed

Commonplace website 
updated

S2 15th October 2021 Revised concept plans, feedback forms and 
)$4V�DGGHG��7KH�)$4V�UHÀHFWHG�UHVSRQVHV�
to queries raised about the design proposals

Commonplace news article S2 11th November 2021 “Make sure you have your say on plans for 
Phase 2B”  
Reminder that consultation is still open for 
comments and promoting various work-
shops and events. 

Participant e-update letter  

To residents and stakeholders

S2 13th December 2021 ‘Thank you’ email sent to all residents and 
stakeholders expressing an interest in 
being kept informed.  The letter provided an 
overview of feedback to date and provided 
early promotion of the stage 3 consultation 
programme (January 2022).

Letter written in Spanish S3 6th January 2022 Distributed to representatives of the Latin 
American community.



Communications Type Stage 
(1/2/3)

Date of distribution Details

Commonplace news articles S3 7th January 2022 ³$\OHVEXU\�UHJHQHUDWLRQ�3KDVH��%�±�XSFRP-
ing events”

24th January 2022 “Latest designs now available to view - have 
your say”

4th February 2022 ³([WUD�VHVVLRQ�DGGHG�WR�¿QG�RXW�DERXW�
Phase 2B of the Aylesbury regeneration”

15th February 2022 “Consultation deadline extended”

18th February 2022 “Don’t forget to submit your responses”

8th March 2022 “It was great to meet you”

A4 Flyers S3 8th January 2022 8,332 distributed

Commonplace website 
updated 

S3 14th January 2022 Information promoting the latest round of 
January consultation events and consulta-
tion questions.

Posters S3 3RVWHU���±���WK�-DQXDU\�
2022 

2 different posters advertising online events 
and then added pop-up event distributed 
to local businesses, local libraries and put 
up around the estate. Also given to housing 
RI¿FHUV�WR�SXW�XS�LQ�LQGLYLGXDO�HVWDWH�QRWLFH�
boards.

3RVWHU���±��WK�)HEUXDU\�
2022

Exhibition boards S3 22nd January 2022 6 exhibition boards also advertising events 
put up next to estate.

 Emails to Key Stakeholders S3 17th February 2022 Emails to key stakeholders in the area to 
encourage submission of response to the 
consultation

B



C - EXHIBITION BOARDS 

Stage 1

www.aylesburynow.london

Welcome to the Aylesbury Phase 2B pop-up! What are the ideas so far? 

In 2015, Southwark Council approved an outline 
planning permission for the regeneration of 
Aylesbury Estate, which is planned to take place in 
phases. Notting Hill Genesis is currently developing 
designs for the redevelopment of Phase 2B. Our 
new proposals would provide over 600 new homes, 
out of which we are targeting 50% to be affordable 
(of the 50%, 75% will be social rent and 25% shared 
ownership). This would be delivered alongside a  

         Aylesbury Regeneration Phase 2B  

These plans are part of the wider ongoing 
regeneration of the estate and respond to 
the needs of residents now and in the future. 

new neighbourhood park with play areas, a  
public space fronting Thurlow Street, street 
greening, and new ground floor spaces for 
commercial and start-up business use.   

We would love to hear what you think, so  
please speak to a member of the team to  
ask any questions or complete a survey!  

Aylesbury Phasing Plan

Consultation to construction timeline: 

icon

As many of the mature 
trees as possible will 
be retained

      New neighbourhood park with play areas  
      A public space on Thurlow Street  
and       a street garden on Bagshot Street

Mixed tenure homes designed 
with generous space and 
amenity standards

Improved pedestrian 
and cycle routes  
and connections  

Aiming to deliver 50%  
of social rent homes  
as family homes

A range of buildings and 
architectural designs that 
reflect the local identity  

1

3
2
1

2 3

New ground floor spaces 
for commercial and 
start-up business use
  

Sketch diagram of the Phase 2B  
Site ideas looking north-east

(Timeframes are indicative)

Find out more about the project 
and let us know what you think by 
completing an online survey. 
Visit our website: 
aylesburyphase2b.commonplace.is
or scan the QR code. 

Have 
your 
say! 
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All residents of  
Phase 2B rehoused (tbd)

Planning application 
submission (tbd)

Demolition of  
Phase 2B buildings (tbd)

Construction 
starts on site (tbd)

Aylesbury
Phase 2B

Planning 
Application
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Find out more about the project 
and let us know what you think by 
completing an online survey. 
Visit our website: 
aylesburyphase2b.commonplace.is
or scan the QR code. 

Have 
your 
say! 
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D - FEEDBACK FORMS & CANVAS CARDS
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           Phase 2B Aylesbury Regeneration  

www.aylesburynow.london

Any comments?

2265_210706_AER Comment Card.indd   12265_210706_AER Comment Card.indd   1 08/07/2021   13:5508/07/2021   13:55
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E  - COMMUNICATIONS MATERIALS

Stage 1 - A5 Flyer
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aylesbury@nhg.org.uk 
Email

07920 466133
Call

Get in touch with the team if you have any questions 
or would like to sign up to our project mailing list.

Please visit our dedicated  
consultation website  
aylesburyphase2b.commonplace.is  
or scan the QR code to learn  
more and have your say.

Following autumn’s public consultation, we’d like to share the latest designs and ask for any final comments 
before we submit our planning application in Spring.

Aylesbury  
Regeneration 
Phase 2B

BURGESS PARK

SURREY SQUARE

ALSACE ROAD

KING
LAKE STREET

SMYRK’S ROAD

MINA ROAD

Bagshot Park

Thurlow 
Square

ALVEY STREET

HAYW
OOD  STREET

Aylesbury Phase 2B site looking north. Source: Google.

Phase 2B
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BAGSHOT  STREET

KING
LAKE STREET

Key

 Phase 2B boundary
ALBANY ROAD

THURLOW STREET

BAGSHOT  STREET

Revised proposals for Phase 2B site looking north

Join us at workshops this January  
to discuss revised masterplan designs

Evento para la communidad hispanica
Tuesday 18 January 2022 
6-8pm, online
Discutir la regeneración del Phase 2B. 
(Event for Spanish speakers and members  
of the Latin American community) 
 
Aylesbury residents’ workshop
Monday 24 January 2022 
6-8pm, online
Workshop for residents of the estate to  
discuss homes and private gardens.  

Public workshop
Tuesday 25 January 2022  
6-8pm, online
An online evening to discuss and  
help refine public space in  
the redevelopment. 
 
Public meeting and Q&A
Thursday 27 January 2022  
6-8pm, online
General discussion and chance to comment 
on revisions to Phase 2B masterplan. 

Find out more and tell us your views 

• Online at aylesburyphase2b.commonplace.is 
• By scanning the QR code below
• View the information and pick up a feedback from East Street or Walworth Library (from 20 January)
• Request a copy by emailing aylesbury@nhg.org.uk or calling 07920 466133

Have 
your 
say! 

To register for an event 
please scan the QR code, email aylesbury@nhg.org.uk or call 07920 466133 to receive a Zoom link

Prize draw! 
Chance to win a voucher 

when you attend a 
workshop

E

Stage 3 - Poster



Aylesbury Estate 
Regeneration 
Phase 2B
Come and talk to the 
design team

aylesbury@nhg.org.uk 
Email

07920 466133
Call

Get in touch with the team if you have any questions 
or would like to sign up to our project mailing list.

Please visit our dedicated  
consultation website  
aylesburyphase2b.commonplace.is  
or scan the QR code to learn  
more and have your say.

• View updated proposals
• Talk to the design team
• Give your feedback about the plans

Drop-in - no booking required 
Tasty treats 

from local  
restaurant, Amigos

Saturday 12 February
11am - 2pm
Corner of  
Thurlow Street/
Albany Road

BURGESS PARK

Prize draw! 
Chance to win a  

voucher when you  
fill in a feedback form

BURGESS PARK

ALBANY ROAD

THURLOW
 STREET

WENDOVER

ALBANY ROAD

THURLOW STREET

E

Stage 3 - Poster



Stage 2 - Participants letter

F  - NEWSLETTERS 
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Stage 3 - Spanish Letter

06 enero 2022

Aylesbury Estate Regeneration está aqui para la communidad hispanica y asi, 
responder a sus consultas y opiniones

Notting Hill Genesis y Soundings queremos invitarle a un evento para la communidad 
Latino Americana y Española del Aylesbury Estate y sus vecinos. 

Fecha: Martes 18 enero
Donde: Zoom
6-7.30pm

El evento es un oportunidad para discutir la regeneración del Aylesbury Estate, en 
particular Phase 2B, el área entre Bagshot, Albany, Thurlow y Kinglake. 

www.aylesburynow.london

Lorraine Gilbert

Head of Communications & Resident Involvement
Notting Hill Genesis

Christina Norton 
    
 
Founding Director, 
Soundings 
Community engagement consultants

Burgess Park

Discutiremos:
• Los diseños de los nuevos edificios, parques y espacios públicos.
• Las casas nuevas.
• Rutas para ciclismo, coches, andando.
• Como se puede responder a la consulta y dar su opinión.

Nos hubiese gustado tener el evento en persona, pero ahora no sera possible debido al 
Covid. Sin embargo, nosotros esperamos que pronto sea posible otra reunión en persona.

Para recibir el enlace de Zoom, por favor envíe un correo electrónico a aylesbury@nhg.
org.uk  o llame al 07920 466 133

Vista aérea del plan maestro 
propuesto para la regeneración de 
la Fase 2B, Aylesbury Estate



G - YOUTH ENGAGEMENT PRESENTATIONS
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H - STAGE 3 DESIGN FLY-THROUGH

[2][1] [3] [4]

[6][5] [7] [8] [9]

[end][10]

Approaching Bagshot Park

Approaching Thurlow Park

New connection through to Bagshot Park
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I - FRIENDS OF BURGESS PARK MITIGATION 
REPORT AND NHG RESPONSE LETTER
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ŽƉƉŽƌƚƵŶŝƚǇ�ƚŽ�ĨŝŶĚ�ŽƵƚ�ĂďŽƵƚ��ǇůĞƐďƵƌǇ�EŽƚƚŝŶŐ�,ŝůů�ĐƵƌƌĞŶƚ�ƉůĂŶƐ͘�tĞ�ĂƌĞ�ƉƌŽǀŝĚŝŶŐ�Ă�ĨĞǁ�ĨŽůůŽǁͲƵƉ�
ĐŽŵŵĞŶƚƐ͘�
��
dŚĞ��ǇůĞƐďƵƌǇ�ŝƐ�ŝŶ�ĂŶ�ĂƌĞĂ�ǁŚŝĐŚ�ŝƐ�ĚĞƐŝŐŶĂƚĞĚ�ĂƐ�Ă�ƐŝƚĞ�ĨŽƌ�ƚĂůů�ďƵŝůĚŝŶŐƐ�ďƵƚ�ƚŚĞ�&ƌŝĞŶĚƐ�ŽĨ��ƵƌŐĞƐƐ�WĂƌŬ�ĂƌĞ�
ǀĞƌǇ�ĐŽŶĐĞƌŶĞĚ�ĂďŽƵƚ�ƚŚĞ�ĐƌĞĞƉ�ƵƉǁĂƌĚƐ�ŽĨ�ƐŽ�ŵĂŶǇ�ďƵŝůĚŝŶŐƐ�ŝŶ�ƚŚĞ�ƌĞĚĞǀĞůŽƉŵĞŶƚ͘�dŚŝƐ�ǁŝůů�ŚĂǀĞ�Ă�
ĚĞƚƌŝŵĞŶƚĂů�ĞĨĨĞĐƚ�ŽŶ�ƚŚĞ�ĞŶǀŝƌŽŶŵĞŶƚ�ĂŶĚ�ŽŶ�ƚŚĞ�ƉĞŽƉůĞ�ůŝǀŝŶŐ�ŽŶ�ĂŶĚ�ĂƌŽƵŶĚ�ƚŚĞ�ĞƐƚĂƚĞ�ƚŚƌŽƵŐŚ�
ŽǀĞƌƐŚĂĚŽǁŝŶŐ͘�dŚĞ�ĂŵĞŶĚŵĞŶƚƐ�ƚŽ�ƚŚĞ�ďůŽĐŬ�ƐŚŽǁ�ŝƚ�ĂƐ�ǁŝĚĞƌ�ĂƐ�ǁĞůů�ĂƐ�ƚĂůůĞƌ�ĂŶĚ�ƚŚŝƐ�ǁŝůů�ďĞ�ŵŽƌĞ�
ĚŽŵŝŶĂƚŝŶŐ�ŽǀĞƌ�ƚŚĞ�ƉĂƌŬ͕�ŝŶ�ƚĞƌŵƐ�ŽĨ�ƐŬǇůŝŶĞ͕�ƐŬǇ�ĂŶĚ�ŝŵƉĂĐƚŝŶŐ�ŽŶ�ƉĂƌŬ�ƵƐĞƌƐ͘�dŚĞ�ŶĞǁ�ŝŶŚĂďŝƚĂŶƚƐ�ǁŝůů�ďĞ�
ůŝǀŝŶŐ�ŝŶ�ŚŝŐŚ�ĚĞŶƐŝƚǇ�ĂƌĞĂ�ĂŶĚ�ǁŝůů�ďĞ�ůŽƐŝŶŐ�ĞĂƐǇ�ĂĐĐĞƐƐ�ƚŽ�ŐƌŽƵŶĚ�ůĞǀĞů�ĂŵĞŶŝƚǇ�ƐƉĂĐĞƐ͕�ƚŚĞ�ŽƵƚĚŽŽƌ�ƐƉĂĐĞ�
ŽŶ�ƚŚĞ�ĞǆŝƐƚŝŶŐ�ĞƐƚĂƚĞ�ŝƐ�ďĞŝŶŐ�ĐŽŶƐŝĚĞƌĂďůǇ�ƌĞĚƵĐĞĚ͘�
��
tĞ�ǁŽƵůĚ�ŚĂǀĞ�ƉƌĞĨĞƌƌĞĚ�ƚŚĂƚ�ƚŚĞ��ǇůĞƐďƵƌǇ�ǁĂƐ�ƌĞŶŽǀĂƚĞĚ�ĂŶĚ�ŶŽƚ�ĚĞŵŽůŝƐŚĞĚ�ǁŚŝĐŚ�ǁŝůů�ŶŽƚ�ŽŶůǇ�ŚĂǀĞ�
ŶĞŐĂƚŝǀĞ�ĞŶǀŝƌŽŶŵĞŶƚĂů�ĞĨĨĞĐƚƐ�ďƵƚ�ǁŝůů�ĚŝƐƉůĂĐĞ�ƚŚĞ�ĐŽŵŵƵŶŝƚǇ�ĂŶĚ�ƌĞƐƵůƚ�ŝŶ�Ă�ƌĞĚƵĐƚŝŽŶ�ŽĨ�ŐƌĞĞŶ�ƌĞƐŽƵƌĐĞƐ�
ǁŝƚŚŝŶ�ŝŶŶĞƌ�>ŽŶĚŽŶ͘�tŝƚŚ�ƚŚĞ�ĐŽƵŶĐŝů͛Ɛ�ĐŽŵŵŝƚŵĞŶƚ�ƚŽ�ƚĂĐŬŝŶŐ�ĂĐƚŝŽŶ�ŽŶ�ƚŚĞ�ĐůŝŵĂƚĞ�ĞŵĞƌŐĞŶĐǇ�ƌĞͲ
ĐŽŶƐŝĚĞƌĂƚŝŽŶ�ŽĨ�ĚĞŵŽůŝƚŝŽŶ�ĂŶĚ�ƌĞƉĂŝƌ�ĂŶĚ�ƌĞŶŽǀĂƚŝŽŶ�ŽĨ�ĞǆŝƐƚŝŶŐ�ďƵŝůĚŝŶŐƐ�ŝƐ�ĞƐƐĞŶƚŝĂů͘��
��
&K�W�ĐĂŶŶŽƚ�ƐƵƉƉŽƌƚ�ƚŚĞ�ůŽƐƐ�ŽĨ�ĂŶǇ�ƚƌĞĞƐ�ŝŶ�ƚŚĞ�ƌĞĚĞǀĞůŽƉŵĞŶƚ�ĂŶĚ�ŚŽƉĞ�ƚŚĂƚ�ĚĞƐŝŐŶĞƌƐ�ǁŽƵůĚ�ďĞ�
ĚĞƚĞƌŵŝŶĞĚ�ƚŽ�ŬĞĞƉ�ƚŚŝƐ�ĞǆŝƐƚŝŶŐ�ĞŶǀŝƌŽŶŵĞŶƚĂů�ƌĞƐŽƵƌĐĞ͘��ůŽŶŐ��ůďĂŶǇ�ZŽĂĚ�ƚŚĞƌĞ�ŝƐ�ĐƵƌƌĞŶƚůǇ�Ă�ďƵĨĨĞƌ�
ǌŽŶĞ�ŽĨ�ŐƌĂƐƐ�ĂŶĚ�ŵĂƚƵƌĞ�ƚƌĞĞƐ�ǁŚŝĐŚ�ŵƵƐƚ�ďĞ�ŵĂŝŶƚĂŝŶĞĚ͘�dŚĞ�ƚƌĞĞƐ�ĂƌĞ�ďĞŶĞĨŝĐŝĂů�ĂƐ�ĐĂƌďŽŶ�ĂŶĚ�ŚĞĂƚ�ƐŝŶŬƐ͕�
ŝŶ�ĨůŽŽĚ�ƉƌĞǀĞŶƚŝŽŶ͕�ĂƐ�ŚŽŵĞƐ�ĨŽƌ�ǁŝůĚůŝĨĞ�ĂŶĚ�ĂƐ�ƐŚŝĞůĚƐ�ĨƌŽŵ�ƚƌĂĨĨŝĐ�ŶŽŝƐĞ�ĂŶĚ�ƉŽůůƵƚŝŽŶ͘�&Žƌ�ĞǀĞƌǇ�άϭ�ƐƉĞŶƚ�
ŽŶ�ƚƌĞĞƐ�ŝŶ�ƚŚĞ�h<�άϳ�ŝƐ�ƐĂǀĞĚ�ŝŶ�ŚĞĂůƚŚĐĂƌĞ͕�ĞŶĞƌŐǇ�ĂŶĚ�ĞŶǀŝƌŽŶŵĞŶƚĂů�ĐŽƐƚƐ͘�dŚĞ�ŝŵƉĂĐƚ�ŽĨ�ƚŚĞ�ƐĂǀĞĚ�ƚƌĞĞƐ�
Ăƚ�ƚŚĞ�,ĞǇŐĂƚĞ�ǁŝƚŚ�ƚŚĞ�ĐƌĞĂƚŝŽŶ�ŽĨ�ƚŚĞ�ŶĞǁ�ƉĂƌŬ�ŝƐ�ƐƵďƐƚĂŶƚŝĂů͘�>ĂƌŐĞ�ŵĂƚƵƌĞ�ƚƌĞĞƐ�ĂŶĚ�ƚŚĞ�ƚƌĞĞ�ĐĂŶŽƉǇ�
ƚĂŬĞ�ĚĞĐĂĚĞƐ�ƚŽ�ĞƐƚĂďůŝƐŚ͘��
��
��ĐǇĐůĞ�ůĂŶĞ�ĂůŽŶŐ��ůďĂŶǇ�ZŽĂĚ�;ŝŶĐůƵĚŝŶŐ�ƚŚĞ�^ŽƵƚŚǁĂƌŬ�^ƉŝŶĞͿ�ĂƐ�ŽƌŝŐŝŶĂůůǇ�ƉůĂŶŶĞĚ�ĨŽƌ�ƚŚĞ�ƌĞĚĞǀĞůŽƉŵĞŶƚ�
ƐŚŽƵůĚ�ďĞ�ŝŶĐůƵĚĞĚ͘��
��
WůĂǇ�ƐƉĂĐĞ�ƐŚŽƵůĚ�ďĞ�ƉƌŽǀŝĚĞĚ�ǁŝƚŚŝŶ�ƚŚĞ�ƌĞĚĞǀĞůŽƉŵĞŶƚ�ĨŽƌ�Ăůů�ĂŐĞƐ�ŽĨ�ĐŚŝůĚƌĞŶ�ĂŶĚ�ǇŽƵŶŐ�ƉĞŽƉůĞ͘��ƵƌŐĞƐƐ�
WĂƌŬ�ŝƐ�Ă�ďƵƐǇ�ƉĂƌŬ�ĂŶĚ�ĐĂŶŶŽƚ�ƉƌŽǀŝĚĞ�Ăůů�ƚŚĞ�ƉůĂǇ�ƌĞƐŽƵƌĐĞƐ�ĨŽƌ�ŶĞǁ�ƐƵƌƌŽƵŶĚŝŶŐ�ĚĞǀĞůŽƉŵĞŶƚƐ�ŝŶĐůƵĚŝŶŐ�
ƚŚĞ��ǇůĞƐďƵƌǇ͘��ŽŽƌƐƚĞƉ�ĂŶĚ�ůŽĐĂů�ƉůĂǇ�ŝƐ�ŝŵƉŽƌƚĂŶƚ�ĨŽƌ�ŽůĚĞƌ�ĐŚŝůĚƌĞŶ�ĂŶĚ�ǀĞƌǇ�ĚŝĨĨĞƌĞŶƚ�ĨƌŽŵ�Ă�ůĂƌŐĞ�ƉĂƌŬ�
ůŝŬĞ��ƵƌŐĞƐƐ�WĂƌŬ͘�
��
&K�W�ĂƌĞ�ĐŽŶĐĞƌŶĞĚ�ƚŚĂƚ�ĐĞƌƚĂŝŶ�ĂƌĞĂƐ�ĂƌĞ�ďĞĂƌŝŶŐ�ƚŚĞ�ďƌƵŶƚ�ŽĨ�ƌĞĚĞǀĞůŽƉŵĞŶƚ�ĂŶĚ�ƚŚĂƚ�ƚŚĞƐĞ�ƚĞŶĚ�ƚŽ�ďĞ�
ǁŽƌŬŝŶŐ�ĐůĂƐƐ�ĂƌĞĂƐ͘�/Ɛ�ƚŚĞƌĞ�ĞŶŽƵŐŚ�ĂŶĚ�ƚĂƌŐĞƚĞĚ�ĐŽŶƐƵůƚĂƚŝŽŶ�ǁŝƚŚ�ƚŚĞ�ƉĞŽƉůĞ�ǁŚŽ�ĂƌĞ�ďĞŝŶŐ�ĚŝƐƌƵƉƚĞĚ͍�
�ƌĞ�ƚŚĞ�ĐŚĂŶŐĞƐ�ďĞŝŶŐ�ĂĚĞƋƵĂƚĞůǇ�ĞǆƉůĂŝŶĞĚ͍�&Žƌ�ĞǆĂŵƉůĞ͕�ĂƌĞ�ƐŝǌĞƐ�ŽĨ�ƌŽŽŵƐ�ƐĞƚ�ŽƵƚ�ƐŽ�ƉĞŽƉůĞ�ĐĂŶ�
ĐŽŵƉĂƌĞ�ŽůĚ�ĂŶĚ�ŶĞǁ͍�/Ɛ�ƚŚĞ�ůŽƐƐ�ŽĨ�ŐĂƌĚĞŶƐ�ĂŶĚ�ƉůĂǇ�ƐƉĂĐĞ�ŵĂĚĞ�ĐůĞĂƌ͍�dŚĞ�ƉůĂŶŶŝŶŐ�ƉƌŽĐĞĚƵƌĞ�ŵĂǇ�ƐƵŝƚ�
ĚĞǀĞůŽƉĞƌƐ�ďƵƚ�ŝƚ�ŝƐ�ŶŽƚ�ĚĞƐŝŐŶĞĚ�ĨŽƌ�ŶŽŶͲƉƌŽĨĞƐƐŝŽŶĂůƐ͘�,ŽǁĞǀĞƌ͕�ŝĨ�ůŽĐĂů�ƉĞŽƉůĞ�ĂƌĞ�ŶŽƚ�ĐŽŶƐŝĚĞƌĞĚ�ƚŚĞŶ�
ƚŚĞ�ĚĞǀĞůŽƉŵĞŶƚ�ǁŝůů�ďĞ�Ă�ĨĂŝůƵƌĞ͘�
��
�ƚƚĂĐŚĞĚ�ƚŚĞ�&K�W�ŶŽƚĞ�ŽŶ�ĞǆƉĞĐƚĂƚŝŽŶƐ�ĨŽƌ�ŶĞǁ�ĚĞǀĞůŽƉŵĞŶƚƐ�ŽŶ�ƚŚĞ�ŝŵƉŽƌƚĂŶĐĞ�ŽĨ�ŐƌĞĞŶŝŶŐ�ĂƌĞĂƐ�
ŝŵŵĞĚŝĂƚĞůǇ�ĂƌŽƵŶĚ�ƚŚĞ�ƉĂƌŬ�ĂŶĚ�ŚĂǀŝŶŐ�ŚŝŐŚ�ĞŶǀŝƌŽŶŵĞŶƚĂů�ĂŶĚ�ŐƌĞĞŶ�ƐƉĂĐĞ�ƐƚĂŶĚĂƌĚƐ�ďƵŝůƚ�ŝŶƚŽ�ƚŚĞ�
ĚĞƐŝŐŶ͕�ďƵŝůĚ�ĂŶĚ�ŵĂŶĂŐĞŵĞŶƚ�ŽĨ�ŶĞǁ�ďƵŝůĚŝŶŐƐ͘�^ƵƐĂŶ�
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9 March 2022 
 
Response to Friends of Burgess Park mitigation paper 
 
Dear Susan, 
 
Thank you for taking the time to meet us online on 22nd, and to your fellow FOBP members, 
to discuss the Aylesbury Estate Regeneration Ph2b. It is always constructive for us to have 
these sorts of engagements; we hope you found it useful too. 
 
You also asked for some high-level feedback on the mitigation paper you sent through.  
 
Firstly, just to say we really appreciated FOBP having taken the time to put to ether and 
share the paper. We have found it a very clear and useful way to hear your views and 
concerns, complementing the online discussions we’ve had. It has been included as part of 
the official feedback in the consultation process.  
 
As I think Richard said in the meeting, several of the points you made align with our own 
findings and the overall ambitions of the site, but there are other concerns that may need 
further explanation or further engagement as the masterplan moves into more detailed 
consideration of the public realm.  
 
There are also a number of questions that you posed that we can’t yet answer because 
research and testing are still being carried out, or because we are not yet at that level of 
design detail. But it was useful to know some of your concerns and work you have 
yourselves commissioned in advance for studies such as biodiversity. 
 
A few outline responses to some of your specific points: 
 

1. Sustainability and the environment 
 
Overall, we believe that this development will have a positive impact on the 
environment, by increasing biodiversity and green spaces.  

We are committed to ensuring that new buildings on the site will meet high building 
performance standards, including utilising measures such as low carbon heating 
systems, and increasing the amount of open green space there is on site. This low 
carbon heating will be predominantly supplied by Air Source Heat Pumps, which will 
significantly reduce the onsite carbon and flue gas emissions. All dwellings will also 
be naturally ventilated, which means that energy intensive air conditioning will not be 
used.  

On a separate but connected point, we wholeheartedly agree with you on the 
importance of trees to the development and LB Southwark in general.  

The project will seek to retain as many existing trees as possible, subject to them 
being suitable for retention, and see an increase in the total number of trees on this 
site overall. There will be a mixture of trees on the site, from mature trees to young 
saplings, and we are intending to position these in a way that makes the streetscape 



 
 

more pleasant for pedestrians and cyclists. We will continue to keep you informed as 
more work is done on the planting strategy. 

 

2. Creating open spaces 

Our calculations show that the overall amount of public open space in this area is set 
to roughly double, compared to what exists now. 

This will include a new public square, neighbourhood park and a street garden, along 
with green linkages between. The new open green spaces will be publicly accessible 
from Thurlow Street and Bagshot Street and create a strategic green link across the 
site to be enjoyed by the residents rather than enclosed and inaccessible in their 
current configuration.  

Children’s play (5-11) and facilities for 11+ year olds will be accommodated within the 
public open spaces, and we propose to include a MUGA (multi-use games area) in 
the new open space, along with new linkages for bikes and pedestrians.  
 
 
3. Providing new community space and support 

Notting Hill Genesis is committed to ensuring that local communities, including the 
lower income residents you mention, directly benefit from the regeneration of the 
Aylesbury estate. We are already investing over half a million pounds each year into 
our community investment programme to this end, to ensure that the physical 
regeneration of the Aylesbury estate brings economic and social benefits to local 
residents. 

As part of this, we are providing support for local residents to access training and 
employment opportunities across a range of sectors, including ensuring access to 
jobs at Notting Hill Genesis and our supply chain partners. Our Aylesbury Community 
Grant Programme also sees £15,000 set aside annually to go towards programmes 
that help improve the lives of people in and around the Aylesbury. 

We will be providing non-residential space, two new public spaces which will be for 
commercial/community uses. This could be for a range of uses – for example co-
ZRUNLQJ�VSDFH��D�FDIp��D�VRFLDO�HQWHUSULVH�RU�VSDFH�IRU�FKLOGUHQ�- and we are keen to 
hear views from local people about what this could be. 

 

4. Getting the right balance of height and massing 

The height of the proposed buildings has not yet been fully determined; however, our 
current proposals are for a tower at the corner of Albany Road and Thurlow Street, 
along with buildings ranging from 8-9 storeys along Albany Road and Thurlow Street, 
and the remaining buildings across the site at 4-6 storeys.  

I



 
 

Developing at this scale means that we will create more of the homes that Southwark 
and the Walworth area needs, whilst at the same time increasing the amount of public 
space than exists now and would have been created through the existing planning 
consent.  

A single, taller element also means that the proposals will have less of an 
overshadowing impact on the local area. In fact, early studies suggest that the impact 
on Burgess Park itself will be very limited.  

 

As requested, I’m also attaching the presentation images from East. As mentioned, these are 
all still works in progress to give you an idea of how the public spaces are coming together. 
But hopefully you can get an idea of how the masterplan has been evolving and how that 
relates to your paper.  
 
Thank you again for FOBP’s constructive engagement with the process. We will continue to 
keep you informed as the scheme progresses, and look forward to future conversations.  
 
Many thanks, 
 
 
 
 
Jessica Cargill Thompson 
Associate, Soundings 
 
On behalf of the Aylesbury Estate Phase 2B regeneration team 
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Friends of Burgess Park working with Southwark Nature Action 

Comments 6 March 2022 on Aylesbury consultation Plot 2B - Thurlow St to Bagshott St  

Background - Have Your Say Today – Aylesbury Phase 2B – Commonplace 

Consultation feedback so far has made changes to the design including responding to concerns 
about the impact on Burgess Park: the 25 storey block opposite the park on the corner of Thurlow is 
slimmer, moved back and kept the existing trees on Albany Rd.  

Architects are considering the lighting impact of the blocks opposite park. Bird boxes are included, 
and bat boxes being considered. Planning permission will be needed. 

FOBP has already provided our “Mitigation” paper listing considerations for developments beside 
the park. Following a meeting with Nottinghill Genesis, architects and landscape designers February 
2022 FOBP is making the following further comments. 

FOBP Comments 

1. Existing trees need to be conserved and consultation information should include proposals 
to remove trees and explanation and proposals for replacement.  

2. A key strategy for the Aylesbury redevelopment included the “green-fingers” since then the 
emphasis on climate change and the impact on biodiversity make this an imperative. FOBP  
would expect to see meaningful green space stepping-stones every 50meters to create 
green corridors. The planned developments and associated green space can achieve green 
corridors for nature, as well as cycling and walking, linking through to Surrey Square. This 
principle applies to other sites on Aylesbury. 

3. FOBP support the retention of the trees along Thurlow St and Albany Road and enhancing 
the tree pits and increasing the size. Does the ground level fall towards the park? Should 
these also be acting as SUDS? 

4. FOBP support the proposed increased set-back and planting along Albany Road. (NB we are 
also calling for a Burgess Park orbital cycling route.) 

5. The woodlands on Albany Road facing the new development is used by bats. Large numbers 
of bats seen along that pathway beside the lake. There is the potential to establish a bat 
corridor from the north/Walworth to the lake. 

6. The lake is also home to a changing seasonal waterfowl population. A good record of birds is 
on eBird – which has zones across the park Explore Hotspots - eBird . Plus read the 2021 
report by ornithologist Dave Clarke Winter bird highlights on the lake | Friends of Burgess 
Park .  

7. We support the bird box and bat boxes incorporated into buildings. Swifts do come to the 
lake every summer, and this style of bird box “swift bricks” built into the building would be 
desirable, as suitable for swifts and other birds. Similar also available for bats. 

8. The woodlands reports completed to understand the impact of cumulative development 
along the southside of the park identify the following issues: 
x Impact during development 
x Impact of lighting from the developments, including balcony design 
x Impact of increased use; pressure on paths, understorey, litter due to recreational 

pressure 

London Wildlife Trust report for FOBP 
https://drive.google.com/file/d/1joEGZfjwdmYtcRw7x6_k1xop9WjcHBd4/view?usp=sharing 
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Greengage Ecological Impact report for Southwark Council 
https://drive.google.com/file/d/1wEmULtYUjO4m1RXyPsCU4Ua1OTrlBb_2/view?usp=sharing 

9. Routes and entryways and cycle routes to, into and across the park are part of the wider 
urban fabric. The park has seen increased pressure from cycling, pedestrian conflict and this 
is particularly the case along that lake pathway parallel to Albany Road.  

10. Lighting design requirements - lighting should be minimal, and downward-facing, 
multiple/distributed not floodlit, soft-yellow or amber not blue-white, on motion sensors 
and timers not always on -- to minimise effects on moths, bats and birds foraging outward 
from Burgess Park woodlands. 

11. Planting on the development and on the public areas can contribute to the wider offer for 
wildlife.  

12. Sunlight essential to the ambience and useability, wind factors detract. We would hope 
communal amenity space, play space and other gardens and public squares are attractive 
spaces for example with 6 hours per day minimum sunlight at the March spring equinox as 
called for by the Garden Museum.  

13. Management and maintenance will be critical and ensuring that the plans and landscape 
team have wildlife maintenance knowledge. This would be an opportunity to support green 
jobs and apprenticeships. This greatly affects planting design success and effect on 
biodiversity.  

14. Planting suggestions: 
 reed-planted swale in Bagshot Park include an area of permanent water (planted 

water feature) as dragonfly/damselfly habitat to improve resilience for burgess park 
populations. 

 minimum 50% native species (including trees) and include night-scented herbaceous 
species for bat hunting grounds,  

 include hedgerows  
15. We would hope that a scheme immediately opposite a park in an area of high density and 

low canopy cover, with residents relying on shared and public green space that the scheme 
would be exceeding minimum standards like the Urban Greening Factor and achieving 35% 
canopy cover.  
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