Option Study Reports

This section contains options study reports for each Local Community Area in Preston, together with an outline of the aspirations of the existing tenant and community groups.

	Area 1 - Brookfield

	This is a well defined area covering 666 Preston City Council homes in North-East Preston, largely consisting of the Brookfield estate, an area in need of some major investment.  Preston estate agents identify Brookfield as having one of the poorest reputations in Preston, but the area does not suffer from high levels of low demand.  The One Voice regeneration programme includes the Brookfield area.


	Sub-areas

	Brookfield – a large estate of 530 PCC homes, consisting of 1950s low rise flats, houses and bungalows.  Adjacent to Eaves Brook, the estate is relatively popular with low density and extensive open spaces and green areas.  It is also reasonably well-maintained but with little major investment.  

Ambleside Road – a smaller area of 129 reasonably well-maintained 1960s properties, adjacent to main Brookfield Estate.  This area is again relatively popular and includes the Brookhaven sheltered scheme.  
The Brookfield and Ambleside Road areas are represented by Brookfield United who carried out an options study, in partnership with PEP, in 2002.  This options study pointed to the wide range of activities that the group carries out through the Space Place Community Centre, including:

· youth clubs for children of all ages

· theatre workshops

· DJ and MC groups

· parent and toddler groups

· an over 50s group

· computer classes

· advocacy and advice provision

An outcome from the options study was the development of an Estate Agreement, which is currently in the process of being signed.  Brookfield United’s aspirations under the Community Gateway are to see their Estate Agreement being supported and continuing support for their existing activities.  The group also does not want to rule out consideration of further options in the future.

Churchill Road – a desirable area with higher value predominantly Right to Buy homes that includes 7 long term occupied PCC homes.  




	Area 2 – North Ribbleton

	The northern end of Ribbleton, this area is considered by estate agents to be a difficult housing market area.  However, with the exception of the Grange estate, where house prices for a North British Housing Association leasehold scheme have fallen sharply in real terms, the area is not characterised by low demand for the 767 Preston City Council homes.  The One Voice regeneration programme includes the North Ribbleton area.



	Sub-areas

	Grange – an estate of 360 pre-war houses that overlooks Eaves Brook.  The estate has a number of problems (a high, although currently reducing, annual void rate (17%), a low waiting list and a number of short term tenancies).  However, the estate is generally well maintained and has been modernised with some extensive external works.  A group of 4-storey post-war flats and maisonettes have been extensively improved by North British Housing Association and sold to owner-occupiers.  

Previously represented by the Grange Community Association which ceased to exist following the loss of key members, there is now very little community activity on the estate, and it has not been possible to discuss future options with any resident.  However, some youth and community activity operates from the Grange Community Centre, which may form the basis of some community engagement.

Longridge Road – an area with 87 non traditional BISF houses built just after WW2, which has received some modernisation (new windows and roofs), but which has been identified as needing improved thermal insulation through external cladding.  The area is well-maintained but its non-traditional nature requires high repairs expenditure.  The estate has a number of short term tenancies, with a high number of transfer requests, and a low waiting list.  

The area is represented by the Longridge Road Tenants & Residents Association, a group established for 11 years, but currently suffering from a small number of active members.  Their key priority is to maintain their group and to involve further active members.  They currently operate a Local Lettings Agreement with PCC, and they anticipate that the Community Gateway will continue to support them in their current activities.  In the future, the group may want to explore further Community Gateway options.

Sion Hill – a small pocket of 29 1960s 2-storey popular and well maintained flats adjacent to open space.  No current community activity.  
Greenlands – 278 homes on a pre-war estate of predominantly houses which received some early modernisations.  The estate has a medium annual void rate (12%) and suffers some parking and high density problems.  
An informal group of sorts may exist on the estate (FROGS – Friends of Greenlands), but it has not been possible to make contact with this group, and the group is not recognised by PCC.  Some residents have suggested that the group suffers from a lack of inclusivity.  There is, however, an active youth football team run by local residents.

Munro Crescent – 13 relatively isolated pocket of well maintained 1950s houses, adjacent to large area of attractive open space leading to Eaves Brook, that has a high annual void rate (15%).  


	Area 3 – Moor Nook

	This area covers 579 Preston City Council homes on the Moor Nook estate and Burnslack Road in the Ribbleton Ward.  Whilst the area is perceived to be a poor housing market area by estate agents, and the area does not enjoy particularly high demand levels for Preston homes, recent high levels of Right to Buy activity might suggest that the area might be improving as a market area.  However, the Burnslack Road area, separate from the main Moor Nook estate, is an area of multiple problems facing both Preston and Eaves Brook Housing Association homes.  The area falls in the catchment area for the One Voice regeneration programme.



	Sub-areas

	Moor Nook – a large estate of 513 pre-war houses and low-rise flats and bungalows, modernised through Estate Action funding, but still with a need for some major works.  The estate is relatively popular, with comparatively large numbers of recent Right to Buys.  

Burnslack Road – 66 properties extensively modernised with external improvements, but still with high repairs expenditure and a high annual void rate (20%) due perhaps to a large number of long term empty boarded up properties.  Surrounded by Eaves Brook Housing Association properties.  

The area is represented by the Moor Nook Estate Management Board, which was set up in 1995, primarily in order to attract Estate Action funding to the estate.  Whilst the EMB was a strong representative group that stewarded Estate Action improvements effectively in its early stages, a number of problems have dogged the group since then.  In particular the group has suffered prolonged periods of conflict and a lack of effective basic governance.  Some of these problems may have stemmed from a lack of clarity at PCC over their management agreement, with neither PCC nor the EMB being sure about what roles the EMB was responsible for.  In particular, there was a lack of clarity about staffing arrangements on the estate, and for some periods of time, EMB volunteers had had to operate some of the housing management systems themselves.  This confusion had also spread to the wider estate, with many tenants not understanding the role of the EMB, although a continuation ballot in 2001 had been overwhelmingly positive, but with a comparatively low turnout.

At the start of our work programme, PEP, who had worked on the establishment of the TMO, had been commissioned by PCC to clarify the management agreement, and they had concluded that the EMB lacked the competence to continue with management responsibilities in their current form.

Nonetheless, the EMB continues to want to operate as a tenant management organisation (with perhaps wider aspirations to other services on the estate, and possibly some form of community ownership).  Our conclusion is that there is a need to firstly carry out a full assessment of the feasibility of a tenant management organisation on the estate (both through assessing the views of tenants on the estate, and through considering whether an effective governance organisation can be established).  If the results of a feasibility study prove positive, then there would be a need to carry out extensive work to properly establish a tenant management organisation.  Regardless of the results of a feasibility study, it is clear that there is community capacity to have some level of involvement in management of the estate.

Some community activities are also run through the Lancashire County Council funded Moor Nook Community Centre.  



	Area 4 – South of Ribbleton

	Covering 603 Preston City Council homes, this area covers the Callon estate in Fishwick, and the Farringdon and Thirlmere areas.  South of what is seen by estate agents as the poor Ribbleton housing market area, the area faces some challenging problems.  

Callon Estate had a very poor reputation, but this has improved following estate action works and a partial transfer of housing stock to Collingwood Housing Association, which has led to some extensive community development work.  A number of major challenges face the Thirlmere estate, and less so the Farringdon estate.  



	Sub-areas

	Callon – a pre-war estate of 364 PCC homes that received significant Estate Action investment in the 1990s.  These resources were not sufficient to carry out works on the complete estate, and so about a third of the properties (141) were transferred to Collingwood Housing Association.  The reputation of the estate has improved since that transfer, and the PCC homes now have a decreasing annual void rate of 10%.  
The Callon Community Association represents both council and housing association tenants on the estate.  Whilst group meetings attract large numbers of tenants from the Collingwood homes, and receives strong levels of support from both Collingwood and PCC, there is only one consistent attendee from the PCC homes.  The group is involved with a wide range of community activities ranging from play & youth facilities through to regular “skip” days for estate clean ups.  

The group were interested in the options available under the Community Gateway, but were happy with their level of influence at present.  They were particularly concerned about promoting any involvement initiative in the management of PCC homes due to most of their active members being from the Collingwood homes.

Farringdon – a pre-war estate (with a few 1940s houses) of 81 homes.  The estate has a high annual void rate (16%) and a number of short term tenancies.  Whilst the properties are in need of modernisation and investment, they are reasonably well-maintained.   
Thirlmere – also a pre-war estate of 125 homes.  Extensive modernisations and external works were carried out through Estate Action, but the area faces some severe problems.  The maintenance of the common areas is very poor.  The play areas are in poor condition.  There is a high repairs expenditure.  The area has the highest annual void rate in Preston (31%), with a number of long term voids and a high number of short term tenancies.  
Russell Avenue – 11 PCC homes surrounded by former Right to Buy private homes, with no significant problems.  

The Farringdon, Thirlmere and Russell Avenue areas are represented by the RAFT Community Association.  An active community group, built primarily from young mothers on the Thirlmere estate, they have struggled to attract widespread involvement from the area.  This might be because the area is a particularly challenging one, with significant anti-social, possibly criminal, elements.  The group is currently negotiating a local lettings agreement with PCC, and has involvement with Surestart, but do not currently want to explore further options for involvement, partly because of the major social problems that exist in the area.

William Henry Street – 22 homes 


	Area 5 – Inner Ribbleton

	This area covers the 739 Preston City Council homes in inner Ribbleton, seen by estate agents as the poorest housing market area in Preston (although ward boundaries divide some of the area into the St Matthews ward).  Whilst some parts of the area are better than others, multiple problems face the Poets Estate and the Delaware Street / Frome Street area.  There are isolated housing association properties in parts of the area, largely owned by North British and Eaves Brook Housing Associations.



	Sub-areas

	Poets Estate – an estate of 227 homes, with a mix of 1960s/70s low rise houses and flats and pre-war houses, including the Stratford Court sheltered scheme.  The pre-war houses were modernised some time ago, but this is a multiple problem area.  It has a high annual void rate (18%) and a large number of empty homes; a high numbers of short term tenancies; high repairs expenditure, but area remains poorly maintained, particularly the common areas around newer properties.  
Delaware Street / Frome Street – a square of 82 pre-war houses surrounding open space created by demolition of properties.  The area has multiple problems, particularly in the Frome Street area.  There is a high repairs expenditure but the properties are in poor condition and open spaces are poorly maintained.  There is a high annual void rate (15%) and a large number of short term tenancies.  
Morris Road area – a popular and well maintained area of 59 homes with a low annual void rate (5%).  
The Poets Estate, the Delaware St/Frome St area and the Morris Road area are represented by the PETRA Tenants & Residents Association, this despite the area straddling both the Blackpool Road and two ward boundaries.  The group has only a small number of active volunteers, but continues to work to involve other residents.  At this stage, the group’s aspirations are primarily to increase membership, which may come through the forthcoming opening of the local Lower Ribbleton Community Centre, but they may want to explore further options in the future.

Trees estate – a pre-war estate of approx 218 homes, mainly houses.  There has been extensive Estate Action funded modernisations and external improvements, but the area now has a high repairs expenditure (although still poorly maintained); it has derelict play areas.  Whilst it has a comparatively low annual void rate (10%), it still has a number of visible empty properties, a high average void length, and a high number of short term tenancies. 
Miller Road – an area south of Miller Road that includes Waverley Gardens with 108 pre-war unmodernised houses.  Despite a high repairs expenditure, the homes are in poor condition, and the area has a high annual void rate of 14%.  
The Trees estate and Miller Road areas are represented by Acorn Community Association, a very active group who are involved in a number of community activities including youth clubs, dance clubs, parent and toddler groups, an over 50s group, and computer and interior design training courses.  The group have worked with PEP to develop an estate agreement and they anticipate that this will be agreed with PCC shortly.  The group wish to maintain their current level of activity under the Gateway, but may wish to explore further options in the future.

Wilbraham Street – 45 homes.  


	Area 6 – Deepdale

	This area covers the 775 homes in the Deepdale area of Preston.  Deepdale is considered by estate agents to be a weak, but possibly strengthening, housing market area.  Demand for PCC homes in the area is relatively strong compared to areas of Ribbleton to the South.  There are isolated housing association properties in parts of the area, largely managed by North British, Eaves Brook and Ashiana Housing Associations.

There is no tenant representation or community activity in the area, and it was decided that it would not be best use of resources in this programme to seek to generate any.  However, during the course of the programme, we did hear some informal reports of a desire amongst a few residents to establish a residents association on Holme Slack, but people carrying out our door knocking exercise reported that tenants had been told by particular residents not to participate.  Our best guess is that there may be residents in the Deepdale area, particularly on the Holme Slack estate, who might be interested in community activity, and a Community Gateway Association would need to consider this as an early priority.

The area includes Preston North End Football Club and comes within the One Voice regeneration programme catchment area.



	Sub-areas

	Holme Slack – an area of 191 homes with a low void rate (5%) and high repairs expenditure.  

Porter Street area – an area of 180 1950s/60s houses and medium rise flats that includes the Deepdale House sheltered scheme.  The area is reasonably well-maintained, but has a high average void length and a number of short term tenancies.  There are newer housing association properties on edges of area.  
Ringwood Road area – 207 homes that includes a number of street properties in the Deepdale area.  The area has a low void rate (8%) but a high average void length and a high repairs expenditure.  
Gillett Street – 107 homes, including the Alexandra House and Andrew Court sheltered schemes, with a low annual void rate (7%).  

Dodgson Place – a small area of 90 homes made up of low rise 1960s/70s houses.  The area is reasonably well-maintained with a low annual void rate (8%), but with a number of short term tenancies.  



	Area 7 – City Centre East

	This area covers the 840 Preston City Council homes in city centre areas in the South and the Plungington area to the North.  The City Centre is generally considered to be a strong housing market area, boosted by its proximity to the University of Central Lancashire. However, this belies the popularity of PCC homes in the area with large numbers of short term tenancies throughout the area, and area pockets with multiple problems.  Plungington is a strong housing market area, although made up primarily of street terrace properties.  Preston owns only a few of these one-off street properties.



	Sub-areas

	Hopwood Triangle – a mix of 91 1960s flats and maisonettes close to city center.  The environment and properties are very poorly maintained, and whilst there has been a recent letting initiative, the area has a high annual void rate (24%), a high average void length, and a high number of short term tenancies.  
The area is represented by the Hopwood Triangle Community Association, a small group with about 4 active committee members, which nonetheless enjoys good levels of support from PCC officers and the local police.  Because of the severe problems in the area, the group negotiated a local lettings agreement with PCC to allocate homes to people over a certain age, or with work, family or other connections to the area, or to people who would be active in the Community Association.  However, since PCC changes to the allocations service, there is a lack of clarity about whether PCC is now continuing to honour this agreement.  Due to a lack of active membership, and a desire not to be held accountable for the problems in the area, the group are concerned about taking on further levels of involvement.

Windmill – a mix of 289 1960s flats, maisonettes and houses close to city centre; properties and area moderately maintained although the flats in northern part of area (St Thomas St) are in very poor condition, and the homes in the Elisabeth Street and Sheldon Close areas have multiple problems of high repairs expenditure and high numbers of short term tenancies.   The Lancaster Road area however is popular (void rate 11%).  
Adelphi – 136 homes with a high annual void rate (13%) and a high number of short term tenancies.  The area includes the Adelphi House Sheltered Scheme.  

The Windmill and Adelphi areas are represented by the Windmill Community Association, a group that brings together residents, Councillors, council officers, police and a range of local agencies on a wide ranging agenda.  The group is chaired by a local clergyman.  Due to the group’s already full agenda, it has had little time to consider potential options under the Community Gateway, but it may wish to consider options at a later stage.

Meeca area – the Miles Walk, Cambridge Close and Elliott Close areas of Plungington with approximately 140 homes, including the Almelo House sheltered scheme.  A settled and relatively well maintained area, it has a low annual void rate (9%) but a high expenditure on repairs.  

The Meeca area is represented by the MEECA Community Association, which has an active committee regularly attended by about 7 people, and well supported by PCC, the Police and a local Councillor.  With the area being close to student accommodation, the main concerns of the group are environmental issues and residents parking.  The group do not wish to consider any further issues at this time.  

Pump Street – a small area of 26 1960s houses close to city center that are reasonably well-maintained and popular (annual void rate 4%).  
St Pauls – an area of 128 1960s/70s houses that includes the Meadow House and Astley Court sheltered schemes.  The area is reasonably well-maintained but with an increasing annual void rate (12%).  
East Plungington & West Deepdale – small numbers (approx 30) of one off street terrace properties in popular areas particularly getting into Plungington.  



	Area 8 – City Centre West

	This area covers the 344 Preston City Council homes in city centre areas in the South and the Fulwood area to the North.  Generally seen by estate agents to cover the strongest housing market areas in Preston, with proximity to the University of Central Lancashire seen as a key feature, the only significant problems facing Preston City Council homes lie in the Howarth area.

The 78 isolated homes that Preston City Council owns in and around Preston fall into this Local Community Area, particularly including the Sunningdale sheltered scheme at Broughton, and Windsor Court sheltered scheme in Fulwood.



	Sub-areas

	Howarth – 107 homes in the Fulwood area of Preston that suffer various local problems (high number of short term tenancies; high repairs expenditure), despite being in the strongest housing market area in Preston.  

The Howarth area is represented by the Howarth Community Association.  The group is small, but has a strong nucleus of 5 people, despite the recent resignation of the group’s former chair.  The group is primarily concentrating on activities for young people, and is unsure how it might want to progress in terms of possible options under Community Gateway.

The Filberts – a complex of 93 1950s sheltered flats and bungalows for older people in the Fulwood area.  The area is well maintained and popular (low annual void rate 5%).  

The area is represented by The Filberts Community Association, a small group, but one which has been involved in various levels of tenant participation and a number of community activities such as weekly armchair aerobics and carpet bowls (both held in the communal lounge of the Filberts Sheltered Scheme), weekly swimming, coach trips three times per year and a Christmas meal.  The group received “Awards for All” funding which helped pay for these activities.  Unfortunately there have been some tensions between the group and the local warden regarding these activities.

Initially the group expressed some interest in exploring tenant management options, but tensions within the group have meant that any aspirations have had to be put aside currently whilst these issues are resolved.  The group may wish to explore involvement with housing management issues in the future.

Marsh Lane – 68 homes around Marsh and Bow Lanes; close to city centre but an increasing annual void rate (12%)  
Swansea Street – 46 homes in Riversway area; low annual void rate (7%) and a number of short term tenancies; high repairs expenditure.   
West Plungington– small numbers (approx 30) of one off street terrace properties and the Maudland House sheltered scheme; popular 



	Area 9 – Ashton

	This area covers the 851 Preston City Council homes in Ashton, predominantly on the Larches and Savick estates.  The area is generally considered to be a strong housing market area, with comparatively high numbers of Right to Buys, and boosted also by its proximity to the University of Central Lancashire.  

There are three areas of properties managed by the William Sutton Trust in Lea.



	Sub-areas

	Larches – an area of 443 well maintained and popular (annual void rate 8%) 1950s/60s low rise houses and flats with a large proportion of Right to Buys, including the Oaktree Court sheltered scheme.  
Savick – an area of 385 well maintained 1950s/60s low rise houses and flats, again with a large proportion of Right to Buys.  The area is slightly less popular than the Savick area (annual void rate 11%) and has a number of short term tenancies.  
Lea – an area of predominantly former Right to Buys with 3 remaining PCC 1950s/60s low rise homes.  The area is well-maintained.  
Larches, Savick and other immediate areas are represented by the Larches & Savick Community Association, a well established and strong organisation, with a good membership base.  Through its office base provided by PCC, the group has arranged community drop in and advice sessions, with free internet access, health visitors, police representatives, citizens advice, local councillors and MP surgeries.  The group has also worked with Surestart, set up a boxing club and is working on a youth project called Work for it.  Whilst initially the group’s committee was primarily made up of owner occupiers, an increasing number of involved tenants now means that the group wants to consider tenant management options.

Whinfield Lane – 20 BISF houses with a medium annual void rate (10%).  



	Area 10 – Ingol

	This area covers the 561 Preston City Council homes in Ingol.  Ingol is considered to be currently by estate agents to a viable housing market area, but there may be fears that the area is weakening.  

To the north of Ingol lies Tanterton, an area of low demand predominantly North British Housing Association homes with multiple problems.  North British also own some homes in the South Ingol area.  The Intag group has been established through North British to represent of both Tanterton and Ingol residents.  Whilst Intag primarily represents Tanterton residents, the development of a community centre in the Ingol area offer possibilities of joint working between the two areas.



	Sub-areas

	Statistics only maintained for whole area – medium annual void rate 13%; high repairs expenditure; high numbers of short term tenancies  
South Ingol (South of Cottam Avenue) 1950s low rise estate of houses and bungalows; medium rise flats sold to and modernised by NBHA; estate well-maintained and popular – high proportion of Right to Buys; some pockets of poorer properties

The South Ingol area is represented by the recently formed South Ingol Community Association.  The group’s current priorities are to boost membership and to get involved with grounds maintenance in the area.  The group are also interested in exploring tenant management options.

North Ingol (North of Cottam Avenue) – this area includes the Ingolcroft sheltered scheme.

Worthing Road – an area with a high number of Right to Buys
Ashdale – this area covers the 72 general needs and Chapelfold sheltered home tenants in Ashbourne Crescent and the Dovedale Avenue areas.  The area is represented by Ashdale Community Association.  The group has a strong committee consisting of about 8 people, who are well regarded by the local community, placing a high priority on keeping residents informed of activities.  Members of the group are highly involved with various PCC tenant participation initiatives and the group has recently been granted new accommodation to use as its base.
The key issues for the group at present include environmental issues, estate management (particularly nuisance issues), allocations and lack of space for car parking.  The group is keen to develop its relationship with the Chapelfold Sheltered Scheme, where there have been some historic problems with the warden there.

Ashdale Community Association are keen to consider tenant management to explore how the group could have more influence and control over services in their area.  They are aware of the input that that such an approach would require, and are keen to involve as many people as possible in the area in developing their aspirations. 




