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The aim of the National Assembly is to support communities in all
parts of Wales. We have a specific commitment to ensure the
regeneration of the most disadvantaged communities.

I therefore share the deep concern of many people in Wales over the
rising number of empty houses, particularly council houses, in some
parts of Wales. My suspicion was that these empty houses were a
symptom of complex problems in the communities where they
existed.

I commissioned the University of Birmingham, working with MORI, to investigate how the
demand for social housing is changing in a variety of areas around the country. Our action
to achieve sustainable regeneration must be informed by good quality information on the
causes of decline. 

This is the first study of its kind in Wales. It gathers the first-hand experiences and views of
people living on council and housing association estates. It finds out what people think is
needed to make their homes and communities attractive places to live. For the first time, we
are being presented with the perspective of those people who live in the rented homes.

I want this report of what people actually think to inform the implementation of our
Housing Strategy and Communities First programme.

Over coming months my officials and I will discuss implications of this report within the
National Assembly and with our partners. We will ask all Welsh housing organisations to
consider carefully what lessons the research holds for the way that services can be
developed with the people who are intended to benefit.

Foreword

Assembly Minister for Finance, 
Local Government and Communities
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1. There is currently a considerable
debate about the future of public sector
housing in the U.K.  A number of different
options are available, but the general view
is that there is a need for energetic and
innovative approaches to make the tenure
a tenure of choice and one attractive for
people to continue to live in.  

2. Housing provided by local
authorities and housing associations
(Registered Social Landlords) has had a key
role in improving the circumstances of
households in Wales and in providing
opportunities for individuals and families to
improve their housing conditions.
However, it is apparent that changes in the
housing market, in the economy and in the
aspirations of individual households make it
essential that we re-think the role of public
sector housing.  

3. Owner-occupation is the dominant
tenure in Wales and the preferred tenure
for most households.  Public sector housing
has increasingly been associated with a
range of problems and its reputation has
been affected.  Most households appear to
aspire to owner-occupation and the role of
council housing is too often that of a
second best, or stop-gap, tenure.  In recent
years rising levels of turnover and void
property have been widely taken as
evidence that the demand for public sector
housing is not guaranteed.  Younger
households and those taking up tenancies
from councils and RSLs for the first time do
not see the property they move into or the
tenure that they move into as the one that
they will stay in for the rest of their lives.
Much more likely than with previous
generations, they will expect to move on to
other dwellings and tenures. 

4. It is against this background that it
is important that we better understand
residents’ and tenants’ attitudes to public
sector housing and housing estates. 

5. This report presents the results of
new research carried out in Wales designed
to add to the evidence which is relevant to
the discussion of the future of public sector
housing.  It provides one input to that
debate and it is essential that the evidence
presented here is taken in combination
with other types of evidence.  The
evidence collected here has been
particularly concerned to report the views
of tenants and residents.  It has adopted a
methodology which maximises the
opportunities for people to speak in their
own words about their views of public
sector housing rather than responding to
closed questions set by researchers and
reflecting researchers’ views.  The research
has been based on a series of group
discussions which provide the opportunity
for people to discuss the issues that are
important to them and to discuss them in
the words that they choose. 

6. The research reported here
involved 24 group discussions or focus
groups with 184 participants.  These
groups were drawn from 7 estates and the
research involved setting out the key
characteristics of those estates.  This is a
very substantial research project providing
a sustained assessment of attitudes to
public sector housing.  The present report
provides a synthesis of the material
collected through the research and of its
implications.  After setting the wider
context, the report briefly summarises the
key features of the 7 estates involved and
the views of residents’ living on those 7
estates.  

Executive Summary



7. These data demonstrate a variety
of circumstances but also some common
and recurrent themes.  There are positive
as well as negative views expressed about
estates and about landlords and
communities.  It is evident that although
there are some similar concerns on
different estates, the underlying factors
which contribute to the situation on
different estates are different.  Estates have
been built at different periods, to different
designs and to different qualities.  They
have served different communities and
local economies. As these local economies
have changed and as the people living on
the estates have changed different tensions
and problems have arisen.  There are
distinctive combinations of factors in
different places and the appropriate
responses to these are different.  The
research emphasises the need to develop
estate-specific strategies and to design
these in the light of the real circumstances
on estates.  

8. It is apparent that public sector
housing, whatever its qualities and the
difficulties in the communities that live in it,
is put at risk by a variety of factors. 

• Some of these are to do with
resources and the working through of
social, demographic and economic
changes.  

• Others are to do with the
responsiveness of landlords to
problems of repair and dilapidation of
properties.  Concerns relate to
property condition, repairs and
maintenance.

• Others are to do with the
maintenance of estates and
neighbourhoods and the quality of

local facilities serving
neighbourhoods.  Concerns about
estate maintenance, refuse collection,
local facilities for children and young
people and the extent to which
decisions about traffic or policing are
sufficiently responsive to the needs of
residents takes the agenda well
beyond the dwellings themselves.

9. There is a general concern that
estates are not well-managed or that
management does not listen sufficiently to
residents or respond to what they say.  In
this context residents do not distinguish
where there the responsibilities of their
landlord finish and those of other agencies
start.  What they are aware of is failings to
provide seamless service delivery which
makes estates attractive and desirable
places to live.  They are conscious of waste
and inefficiency and lack of clearly defined
responsibility to deliver high quality
services.

10. The implications of this research
are that there is a major task in rebuilding
public sector housing and rebuilding trust
with residents on estates.  Some of this is
directly about the quality of housing
services, but the agenda does not stop
there.  It is fundamentally about the level
of resources and the adequacy of a range
of local services operating at an estate
level.  It is about neighbourhood facilities
and management rather than housing
management.  

11. Rebuilding public sector housing
requires the development of bespoke
estate level strategies.  These are more
than housing or housing management
strategies but require cross organisational
and corporate approaches. 

2
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12. At the same time there is an issue
about listening and responding to residents
which is associated with rebuilding trust.
There is considerable debate about
empowerment of residents’ organisations.
However, the group discussions reported in
this study demonstrate considerable
scepticism and a lack of belief that the
conventional mechanisms for resident
representation and consultation are
effective and are worth residents investing
time in.  The experience of these
organisations does not lead people to be
enthusiastic about committing time in the
future.  There is a danger that policy
conclusions which recommend more
listening and responding to tenants merely
lead to an increased usage of mechanisms
which are seen to be failed and damaged.
There is a need for some more innovative
thinking about ways of involving residents
in estate management.   

13. Finally, a major theme in this
research is concerned with perceptions of
waste and resident perceptions that the
organisation and management of housing
rewards new residents and increasingly
invests in properties and people who create

problems or who move on.  While
residents have considerable loyalty to their
landlords and tenures, it is not clear that
landlords reward the loyalty of long-
established tenants.  There are few
incentives to stay, but considerable
incentives to leave, including the Right to
Buy.  

14. The research suggests that there is
some need to re-balance this equation and
to provide more incentives and rewards
which would encourage the rebuilding of
trust between landlord and tenant and
greater stability in the tenant population.
Making estates more attractive to live in is
not just about attracting people for the first
time: it is about making existing residents
want to stay longer.  In the final analysis,
unless action is taken to rebuild trust and
to encourage stability the prospect for
public sector housing will continue to be
one where it provides a safety net of high
turnover, volatile, estates which will
continue to be associated with disorder and
problems and will not provide satisfactory
places for people and families to live in the
long-term.
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1.1. This report is the final output from
a project funded by the National Assembly
of Wales and carried out jointly between
the Centre for Urban and Regional Studies
at the University of Birmingham and
MORI. It is designed to provide evidence
which will assist policy debate around key
aspects of housing, planning and related
policies.  

Background

1.2. The background to this research
and to debates about the future directions
of housing and related policies is clear
evidence that housing markets in Wales are
changing. As in other parts of the United
Kingdom, a range of factors have
contributed to changing patterns of
turnover and demand for social rented
housing.  Public sector housing estates are
widely regarded as difficult to live in and
are associated with a range of problems.
Changes in the economy in Wales and the
location of employment have meant that
some housing areas are no longer strongly
connected to economic opportunities.  At
the same time the pattern of demographic
change and the demographic structure of
the population in different tenures has
implications for rates of turnover in the
housing stock.  Alongside these changes
there appear to be attitudinal and
aspirational changes which are particularly
affecting demand for housing in the social
rented sector and for particular types of
property and environments.  

1.3. While these and other elements
have been identified research has not yet
satisfactorily separated out the different

elements involved or addressed the
implications of different regional and local
housing contexts.  Better information about
residents’ attitudes and aspirations is a key
element in developing understanding and,
from that, appropriate policy responses.  

1.4. The statistical analysis for Wales
shows a steady increase in the number of
vacant public sector dwellings in the period
since 1993 and the level of voids has
reached new peak levels in each of the
years since 1996 (see Figure 1.1). There is
considerable variation in statistics between
districts and within districts and the extent
to which demand is changing is not
uniform across Wales (see Map 2).  

1.5. The research which has addressed
these issues elsewhere in the UK has
identified a range of factors which are
affecting the pattern of demand for public
sector and other housing.  These include
the following:

• Changing aspirations and the
residualisation of social rented housing.
Long established changes in the social
rented sector have changed the
attractiveness of the sector.  In
addition the increasing concentration
of lower income households and the
changing profile of tenants has
affected the reputation and
attractiveness of many estates.
Compared with earlier generations
those moving into the social rented
sector are more likely to envisage
themselves moving on after a
relatively short period.  These factors
affect who applies and moves into
social rented housing and decisions to

The National Assembly for Wales – Tenants’ Views of Social Rented Housing
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move on.  In some cases this results
in high turnover rather than long
term voids but in any event reduces
stability. 

• Housing finance and housing choice in
the rented sector. Changes in the
structure of subsidy, rent levels and
the development of housing benefit
have enabled households previously
regarded as having no alternative
other than to rent from the local
authority, to now have a wider range
of choice. Housing benefit is portable
and enables households to choose
between local authority housing, RSLs
and the private rented sector.
Moreover, they are able to choose
between different local authorities
and different RSLs.  In this situation a
clearer hierarchy of qualities and
reputations governs the lettability of
different parts of the stock. While
private rented housing is usually of
inferior quality and insecure tenure, it
has a wider range of locations and a
variety of property types, which may
make it more attractive than some
parts of the social rented sector.  It
may for example be indistinguishable
from owner occupation and provide
access to popular schools and
neighbourhoods from which social
rented housing is absent.  Similarly
parts of the social rented sector which
previously were lettable are now in
competition with other parts of the
rented sector.  

• Economic restructuring and labour
market change. The decline of
traditional manufacturing
employment and the growth of
service sector employment has been
associated with increasing inequality
in wages and in incomes.  Economic

restructuring has also been associated
with labour market change and the
development of flexible labour
markets.  People in economically
disadvantaged sections of the
population are more likely to
experience changes in employment
and breaks in continuity of work
because of these different changes.  

• Underlying patterns of demographic
change.  Council housing today
houses both the ageing population
and a growing number of very young
households.  This demographic
pattern has led to a greater instability
in the sector as the young people are
more mobile and the elderly are
subject to higher mortality rates. This
factor also applies to some older
owner-occupied neighbourhoods..

• Change in the private house building
sector. The liberalisation of housing
finance in the mid 1980s associated
with the encouragement of low cost
home ownership initiatives has
changed what is on offer in the
housing market in a significant way.
In particular easily accessible newly
built property has become more
widely available, at relatively low
prices and with low access thresholds.
The growth of the two income
households and the development of
cash back deals for new build means
that the accessibility of newly built
home ownership housing is much
greater than it has been, even where
households have relatively low
incomes.

1.6. All of these factors are likely to be
affecting the housing market in Wales.
Against this background it is particularly
relevant to note patterns of deprivation

The National Assembly for Wales – Tenants’ Views of Social Rented Housing
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and of low house prices in Wales.  These
patterns are not likely to coincide directly
with problems in public sector housing but

they do indicate areas where there is an
increased  risk of problems in that sector.
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Figure 1.1: Local authority dwellings available for letting and percentage vacant, Wales
1981-2000
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1.7. Figure 1.3 uses Land Registry data to
map patterns of house price change.  It is
evident that in some parts of Wales, and in
particular in the South Wales valleys, house
prices are low and the movement of house
prices over recent years has lagged well
behind that elsewhere.  There are areas of
relatively low demand in the owner-
occupied sector indicated by these figures.
They contrast with the areas of high
demand in the belt of affluence through
the coastal belt of South Wales and
elsewhere in Wales. 

1.8. The areas where focus groups
were carried out are not uniformly the
most deprived in Wales.  While they
include areas which have the highest
overall levels of deprivation, the highest
levels of employment deprivation and the
highest levels of child poverty.  They do
not include remoter areas and all are
regarded as having relatively good access
geographically to different services.  There
is a range including the most deprived
areas and other deprived areas.  The least
deprived areas are not represented.  In
terms of the Welsh Index of Multiple
Deprivation they represent a range of areas
with different levels of deprivation but
drawn from the areas with greatest
problems on a range of different domains.

1.9. In the Welsh Index of Multiple
Deprivation the housing deprivation
domain is based on three different
variables: 

• the proportion of housing in disrepair;

• the proportion of houses without
central heating; and

• the proportion of houses lacking
roof/loft insulation.

1.10. While these variables distinguish
the most deprived housing situations at a
national and cross-tenure level, they are
not so effective at discriminating between
the different qualities of public sector
housing.  Public sector housing tends to
score well in terms of these three variables
and the dissatisfactions associated with it
(as reflected later in this report), relate to
different aspects of housing and service
delivery.  Consequently the relationship
between the case study areas in this study
and the housing deprivation indicator in
the Welsh Index of Multiple Deprivation is
not a strong one.  The dominant pattern of
housing deprivation as measured by this
indicator relates to rural housing and
private sector housing and the areas
included in this study do not fall into these
categories.

1.11. Areas with high concentrations of
deprivation include those which have seen
major economic restructuring in recent
years.  The decline of local employment
has impacted upon local incomes and the
demand for housing in the area.  

1.12. Evidence from other parts of the
UK suggests that patterns of house price
change and of deprivation coincide broadly
with areas that are experiencing a decline
in demand for social rented housing.  More
detailed analysis is required to identify
areas with low demand: however, the initial
pattern suggested by data on deprivation
and house prices is relevant. Figure 1.3
shows the very considerable differences in
the rate of house price increase between
different districts in Wales – with the
variation (1996-2000) from almost 40% in
Cardiff to below 10% in Merthyr Tydfil.
Maps 1 and 2 present data on average
house prices in 1999 and house price
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changes 1995-99 respectively.  The lowest
house prices and the lowest rates of house
price increase are particularly – but not
exclusively - associated with the South
Wales valleys.  

Case Study Research

1.13. The case studies carried out in this
research refer to different locations and
different public sector landlords within
Wales.  We have included landlords which
are local authorities and also Registered
Social Landlords (RSLs). The RSLs involved
were Housing Associations and we
generally refer to these as Associations in
the remainder of this report.  The public
sector housing referred to in the study is
mainly located on estates built for rent by
local authorities or Associations.  In one

case the properties were acquired from the
private sector and one estate was built as a
mixed tenure estate.  The impact of the
Right to Buy has been to introduce some
element of tenure mix on all of the estates.

1.14. Some of the estates are in areas
which are most likely to be experiencing
low demand, as suggested by other data.
However, some are in areas of relatively
high demand.  The case studies selected
had not been designed to focus purely
upon areas with problems and we have
included estates from different periods of
development and with different kinds of
economic and social environments.  As will
emerge from this case study data, some of
the estates have been ones with a very
high reputation while others have always
been regarded as difficult.  In the present
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day some of these estates are still regarded
as relatively attractive while others are seen
to be among the worst estates within their
district..

Aims of the Research

1.15. The aims of the present research
were:

• to gain insights into social rented
tenants’ views of the tenure generally
and of specific property types and
localities;

• to elicit their suggestions for
improvement; and 

• to learn about their appraisal of other
housing choices. 

1.16. The methodology adopted in the
study included the completion of seven
case studies.  Each of these seven case
studies referred to a particular housing
estate.  The research work involved a
limited amount of contextual work to
understand the background and nature of
that estate and a number of focus group
discussions were carried out.  The
methodology is one which enables us to
explore and highlight the issues identified
by residents.  It does not provide a
generalisable or quantitative picture of
changing demand.  Its role is to better
inform the understanding and appreciation
of the different views held by residents and
the ways in which they think policy should
develop.  It needs to be considered
alongside other data related to measures of
change in demand. 

Focus Groups

1.17. Focus groups or group discussions
are an important method for building
understanding of the issues affecting
demand for housing and attitudes to

particular neighbourhoods and tenures.
They are particularly valuable in generating
data on attitudes and perceptions.
Conventional quantitative research
methods can not easily address the
complexity of situations and provide in-
depth understanding.  They are likely to
reflect the researchers perceptions of
problems and issues.  Group discussions
provide a more open ended approach
which is better able to capture residents
own accounts and their priorities and
concerns.   While these are real strengths
of the method it is widely recognised that
there is some tendency for group
discussions to elicit negative views.  It is
also possible that views can be
misinformed.  For these reasons alone it is
important to consider the data generated
through this method along with other data.  

1.18. In each of the case studies a
number of group discussions were
arranged.  Each was designed to bring
together a group of residents falling into a
particular category in relation to length of
residence at their present address,
household composition, age or tenure.
Participants were selected randomly in
order to avoid groups which were
dominated by tenant activists or particular
interests.

1.19. In total twenty four focus groups
have been carried out in this research
project.  This involves participation by one
hundred and eighty four people.  The
smallest focus group included four people
and the largest ten, with an average of
between seven and eight persons in each
focus group.  As is shown in the details
provided in connection with each of the
particular estates the focus groups included
a variety of different age groups and
households with different family

The National Assembly for Wales – Tenants’ Views of Social Rented Housing
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compositions.  They included people with
different lengths of tenancy and people
from different tenures resident on estates. 

Outputs from the Research

1.20. The initial output from this
research was a series of case study papers.
These related to each of the individual
estates included in the study.  The case
study papers were designed to provide the
base data generated through the research
and especially through the focus groups.
Each paper provided two elements.  Firstly,
some brief background to the estate
concerned was based on interviews with
local authority or housing association staff.
Secondly, the bulk of the report was based
on material  drawn from the transcripts of
focus groups.  Each case study report drew
upon the transcripts of focus groups in
order to enable residents’ views to be
articulated in their own terms.  Rather than
translating what residents say, into terms
which are familiar and comfortable to
researchers and policymakers we sought to
use the words and phrases of residents
themselves. 

1.21. The case study reports and their
implications were discussed with the
steering group set up for this research
project and with others involved in housing
in the case study areas. These discussions
further clarified some of the policy issues
associated with the research and are
reflected in the final Chapter of the report.

1.22. The present report draws upon the
different elements of the research and
presents a final synthesis of the work.

1.23. In this report we refer initially
(Chapter 2) to the background and
conclusions drawn for each of the
individual case studies.  These sections
provide an insight into the very different
circumstances in individual estates as well
as highlighting where the same issues arise
in different estates.

1.24. Following this (Chapter 3) we
present a synthesis which draws together
the different case studies to identify the
key results from the research and to
comment on their implications.  

1.25. In these sections of the report we
have included verbatim quotes from the
group discussions.  Such material is
presented in italics.  We have omitted
names and any material that would enable
individuals to be identified.  It is important
for us to emphasise that not everybody in
the focus groups held the same view or
would place the same emphasis on
different issues. It is also important to stress
that what we are presenting refers to
residents’ perceptions rather than other
facts.  The material presented and the
quotations used illustrate the range of
opinions which are held and it is not
argued that they are generally held by all
residents, or even by all of those residents
who attended focus groups.  Nevertheless,
they are the real opinions and judgements
of people living in social rented housing
and form part of the evidence which it is
important to consider in developing policy
responses.

1.26. Chapter 4 draws together the key
conclusions arising from the study and
relating to the original aims of the research.

The National Assembly for Wales – Tenants’ Views of Social Rented Housing
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Map 1: Average House Prices, Wales 1999

CURS University of Birmingham
Based on data supplied by HM Land
Registry

Crown Copyright.  Reproduced with the
permission of Her Majesty’s Stationery
Office.
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Map 2: Postcode districts with falls and modest rises in
average house prices, Wales 1995-1999

CURS University of Birmingham
Based on data supplied by HM Land
Registry



2.0.1. This chapter refers individually to
the seven estates which have provided the
case studies for this research. 

• We present a brief profile of each
estate based upon discussions with
key informants from local authorities
and Associations.  

• This is followed by a summary of
residents’ views expressed during the
group discussions held in each area.  

• Finally there is a brief discussion of
the implications of the views
expressed.  

2.0.2. The seven estates are referred to in
an order related broadly to when they

were first built and are referred to in terms
related to their present key characteristics.
These are as follows:

• Older housing in an area of economic
decline;

• An older, high status area of choice;

• An older lower status estate;

• An isolated estate with high void
rates;

• A post war estate on the urban
fringe; 

• A modern mixed-tenure estate in an
area of high demand;

• A modernised peripheral estate.
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THE ESTATE

2.1.1. This is an isolated estate consisting
of former Coal Board properties bought by
a Housing Association from the Coal Board
in the early 1980s.  The properties were
built in the late nineteenth century.  There
are about 80 properties intermingled with
properties which are owner-occupied and
those which are privately rented.  The area
is relatively isolated with few local services
and no local employment.  Local house
prices are very low.  Figures of £5,000 and
£9,000 were referred to.  These compare
with rents for a three-bedroom property of
around £50 per week.  There have been a
number of discounted sales in the last two
years.   

2.1.2. The population in the area is
largely elderly or young, single females.  In
most cases there is identification with the
area and perhaps family links.  The lack of
males in the area is associated with the
decline of the institutions which supported
the social life of males in the valleys: pits,
the chapel choir, rugby and the family.  As
these institutions have declined so the male
population has become rootless.  

2.1.3. Demand is falling in the area and
the people who remain are poorer.  More
sophisticated area preferences are drawing
other people away.  Rising arrears, bad
debts, rent loss, voids and turnover are
associated with declining demand.   There
is a pattern of migration down the valleys
to the next settlement and towards Cardiff
where the population is younger; there is
employment and there is more demand.

2.1.4. The social rented housing stock is
of two and three-bed terraced houses with
very small rooms opening directly off the

pavement with no halls and steep stairs.
They were rehabilitated in the 1980s but
are ‘internally tired’.

• The area is one of ex-coal miners,
with coal-fired central heating.  

• There are some flats. 

• There are 80 RSL properties scattered
among owner-occupied and privately
rented properties.  

• There is no local employment.  

• The shops are one to two miles away
and are too far to walk to.  It is
essential to have cars.  There is
difficult access with a poor bus
service.  

• There have been some demolitions in
the past and some properties have
been sold when they have proved
impossible to let.  

2.1.5. The population of the area is
polarised between an elderly population
and young, single persons and families
under thirty.   There are very few people in
middle age groups, few men and the
younger people do not participate in tenant
meetings.  There were two or three voids
at the time of the study and the situation
has been worse. 

2.1.6. There is no vandalisation of
properties.  The waiting list is strengthened
by people with a local connection as well
as homeless households.  Strong family
links, especially among older groups,
maintain demand in the area.  Problems
associated with single people are more
marked and community links weaker.  The
area has a reputation associated with crime
and especially drug-related and car crime.  
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• Where you used to leave your doors
open and everybody friendly and you
knew everybody on the street you don’t
know nobody now.  They put in people
that they can’t house anywhere else
and won’t have them and they put
them down the street.

• When I was a child (this area) had two
swimming pools, one roller-skating
rink.  Every shop was occupied, we
didn’t have to go into town for anything
at all.  We had a thriving colliery here,
we had one up where they have got
the leisure centre now.  The railway
line was going but since the railway
line closed and the colliery has closed
this place has gone down hill.  It has
gone down and down and down and
now we are at rock bottom. 

• Unemployment was a big area in this
area.  It is causing all these problems I
think.  When I first came down here to
live the pit was going full strength.  I
work in XXXXX and still am, but it
was a thriving community then.  But
industry started to go down and then
you had the crime starting plus all
these druggies and the Housing
Association didn’t help one little bit. 

RESIDENTS’ VIEWS 

2.1.7. Three focus groups were carried
out.  

• The first was with 9 tenants of the
RSL, with less than six years living at
their present address and with
children under 16.  These were all
families with children.  Some had
previous attachments to the
neighbourhood.  The size of families
ranged from one child to four.  The
presence of larger properties with

four bedrooms in the area was
important for the larger families.

• The second focus group involved 10
longer established tenants.  These
were people aged over 35 and with
no children under 16.  Many of them
had lived for a very long time in the
area and had been in their properties
before they were bought by the
present landlord.  Some of them were
own occupiers prior to the purchase.  

• The final focus group was of 10 home
owners in the area.  Most of these
were long established, elderly
residents, but some were people who
had recently bought properties for
various reasons.  Again, strong
attachments to the area and family
links were important.  

2.1.8. Most of the discussion in these
focus groups ranged around issues to do
with community and family, and the
problems associated with crime and drugs.  

Community

2.1.9. The positive things from the
younger and more recently established
residents related to the friendliness and
helpfulness of neighbours.  The more
recent residents in the area were
particularly positive about the support
there is from the neighbours.  The area was
one which still had some street life.  You
would still bump into neighbours in the
street and people were friendly and would
talk to one another.  

2.1.10. The view of longer established
residents did not directly conflict with this.
However, they were more inclined to
emphasise differences over time.  They
emphasised the extent to which in the
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past, people had much more contact, more
support, and you could safely leave doors
and windows open and people did not lock
their doors at night.  While the longer
established residents  emphasised how the
area had changed for the worse, the
description that they had of the present
situation was not at odds with that of more
recent residents, who emphasised that the
friendliness of the area was still a positive
feature compared with other places. 

How the Area has Changed

2.1.11. Some of the longer established
residents acknowledged that the area had
always had a hard reputation but everyone
felt that this had been exacerbated in
recent years by issues related to drugs and
crime.  All of the people in the focus
groups had considerable concerns about
crime and particularly drug abuse on the
estate.  In this sense, they all identified
some properties and people as associated
with problems on the estate.  While the
area might generally be friendly and there
were positive attitudes towards it, there
were consistent concerns about a failure to
manage and police drug problems and
other aspects of crime in the area.

High Turnover

2.1.12. Some of these concerns linked
directly in to the high turnover of
population in parts of the estate.  There
was a consistent reference to some parts of
the estate being less attractive and to the
very high turnover of residents in those
areas.  The high turnover was not always
associated with problems of drugs and
crime directly.  However, it was associated
with the lack of stability and continuity in
the area, and to some extent was linked to
problems of drugs.  

Selection of Tenants

2.1.13. Inevitably this kind of discussion is
linked to views about the role of the area
in housing terms, and the way that
different landlords select tenants and
allocate tenants.  

• There is a wide recognition that
private landlords in the area are the
major routes in for new, young
households with no previous links to
the area.  

• The perception is that the RSL in the
area often then houses these younger
people, and because its rents are
lower, that is an attractive route in for
younger people.

• Some other tenants simply move into
very high turnover, private rented
housing, and do not stay. 

• In the same way, some of the tenants
moving into the RSL housing do not
stay. 

• In relation to this latter feature, there
is a view that the landlord will house
anyone and that the area is not
regarded as one that is appropriate
for the best tenants.  

• There is concern about a failure to be
selective enough about tenants,
although the development of
probationary tenancies and the recent
practice of the RSL in this area
received support. 

2.1.14. There is some highly local concern
about the tendency to house people from
as far away as Bristol and Coventry and the
assumption is that this represents the
failure of the landlord rather than reflecting
a pattern of demand. 
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2.1.15. The importance of family and
communities is emphasised by everyone
and there were comments about the failure
to use transfer policies to build on this.
The landlord was not regarded as
responsive, although rent levels were
generally regarded as acceptable and better
than those in the private sector.  Longer-
term residents felt the area had
deteriorated because of the Housing
Association’s involvement.  But others had
a wider perspective related to changes in
the economy and employment and society
as a whole. 

Repairs and Maintenance

2.1.16. The discussion of the selection of
tenants and turnover involved some
considerable criticisms of the RSL.
Criticisms of repairs and maintenance
practices are also linked with this.
Comments are made about the poor
quality of repairs and the tendency to
patch, rather than have substantial
modernisation.  There is a view that longer
term tenants do not receive such
favourable treatment.  Properties which
change hands regularly are repaired
regularly and have new fittings and
facilities installed.  Properties which do not
change hands are not maintained to the
same standard, and do not have the
periodic injections of higher spending
associated with re-letting.  This is not felt
to be equitable, and is one of the factors
that leads to disenchantment with the
landlord and the attitude towards different
groups of tenants.  It is seen to be
rewarding short-term tenants, some of
whom are not good tenants. 

The Properties

2.1.17. These kinds of comments are
familiar in other areas.  However, in this

area, there is a less of a positive attitude to
the properties themselves.  The properties
are older and there is concern about
dampness and the quality of fittings.  There
is also concern about the lack of play space
and the inadequacy of backyards in some
properties.  The lack of means of egress
from the rear of properties is also
commented on.  Although three and four-
bedroom properties have real attractions to
younger people with families, the general
view is that these are not properties in
good condition, and that some of them,
especially on one side of the road and in
the middle of the estate, are not attractive.
The negative view of the landlord is then
compounded by a negative view of the
property and its capacity to meet housing
aspirations.

Owners’ Views

2.1.18. Some of these issues are reflected
in the attitudes of owners.  Owners are
aware that property values have been
falling, and that the nature of the
properties and the local economy means
that these properties are difficult to sell.
We are talking about a low demand area
where low demand exists in all tenures.  In
this context it is noticeable that some of
the comments made emphasise local
economic decline, the decline of
employment and other facilities.

Improving the Estate

2.1.19. A range of factors are identified as
needing some action if the area is to
become more attractive.  These include
references to

• traffic and the speed of traffic, 

• the absence of areas for children to
play in, 
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• problems with the local park and the
river,

• the absence of the community centre, 

• the unsafe nature of roads and areas
for children, 

• the infrequency of the bus service,
and 

• the failures of policing.  

Movement Intentions

2.1.20. Owners, as well as long-standing
residents were very critical of the area, and
some were concerned to move, some
wanted to sell, but were concerned about
the problems of selling.  It would be wrong
however, to imply that everyone in the
focus groups wanted to leave the area in
spite of the criticisms about a range of
factors.  The attachment to the area
associated with family and community was
strong among some.

Residents’ Influence

2.1.21. There was a discussion about the
potential for collective action through a
tenants’ or residents’ association to address
some of the issues in the area.  But there
was general scepticism about this.  The
view of some was that this was a waste of
time.  Perhaps this best illustrates an
overwhelming impression that nobody
cared about the area.  Its location, its
accessibility, its local economy and its built-
form all worked against the likelihood of a
major revival.  The future of the land
previously associated with the mine was
uncertain and the future for the area as a
whole was unclear.  The attitude of the
council, the Housing Association and
others, was seen to reflect this uncertainty
about the future.

Local Facilities

2.1.22. The discussion groups indicated a
high level of anxiety about the community,
its facilities and the threats to the liveability
of the area.  The most strident comments
come from owner-occupiers concerned
about high levels of turnover in the
neighbourhood and about drugs and crime.
For longer term residents in other tenures
there are similar concerns.  The
neighbourhood has changed and some of
the most visible features are unattractive.

Implications

2.1.23. Anyone reading the transcripts
from the focus groups or participating in
the discussion would have been aware of
some confusions in the explanations of
what is going on. 

• There is reference to the closure of
pits and the changes in the economic
underpinnings of the community.  

• There is reference to problems with
the properties, 

• There is also reference to problems
with the street pattern and the access
to properties as well to environmental
factors including the river and traffic
problems.  

2.1.24. All of these features would make
the area less attractive to live in and the
evidence about house prices and the
decline in property values suggests an
underlying market change which is
impacting upon the area.  The history of
disrepair and dilapidation in the properties
and the very reasons why the Housing
Association acquired properties in the first
place would also be likely to have a
continuing impact upon the condition and
attractiveness of the neighbourhood.



2.1.25. If these comments are given due
weight we would expect a neighbourhood
which would be affected by low demand
and in that context high turnover of
population would be a feature of both
public and private sectors. 

2.1.26. The long-established residents in
the focus groups tended to attribute the
worst features of changes in the
community to the role of the Housing
Association in the neighbourhood and its
letting and vetting policies.  Clearly this is
an important finding in itself and suggests
that the Association has failed to build
confidence and to win support from
residents.  There is an important message
in these findings about improved
communication and building bridges
between different sections of the
community and it must be an important
part of the management task to achieve a
better integration between younger and
older people and longer-established and
newer residents. 

2.1.27. At the same time there must be
some caution in accepting the balance of
explanation which comes through some of
the focus group discussions.  Fears of crime
may be greater than the reality.  In an
atmosphere of such heightened concern
about drugs and crime, either it is
important to address these issues directly or
it is important to bring perceptions closer in
to line with reality.  One of the important
conclusions from this case study must be
about developing realistic and shared
understandings of the nature and scale of
problems.  Without such shared
understanding the chances of building a
real partnership to address problems must
be reduced.  It would also appear that
some of the realities and fears of crime and
drugs become a barrier to effective

partnership with the community.  The
community itself is divided and some
sections may be unreasonably demonised
by their neighbours. 

2.1.28. The case study illustrates the
problems in areas which are beset by
problems and by change and the possibility
that the reaction to the reality of change is
to make some problems worse than they
need be.  An important part of a strategy
for such an area is to build links within the
community between people living in
different tenures and people with different
histories in the area.

2.1.29. The discussion groups recognise
the success of the Association in improving
properties and recognised that previous
owners and tenants could not have
achieved those improvements themselves.
At the same time there are continuing
problems which reflect the age and design
of the properties.  Although some of these
are larger properties which have an
important role in meeting housing need, it
may be that they will never be as attractive
as more modern properties.  Property
problems are an important aspect of the
issues raised by residents and there are
limitations to how far these can be
resolved.

2.1.30. Activity in relation to repairs and
the standards to which repairs are carried
out are highlighted in the discussion groups
and relate to these property problems.  At
the same time it is clear that these are not
the most important problems experienced
by people and it is drugs and crime which
dominate the discussion.  There is some
implication that new policies relating to
probationary tenancies are having an
impact or will have an impact on these
issues in the future.  
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2.1.31. In addition to reassuring the
community that action is being taken to
deal with anti-social behaviour, it may be
appropriate to provide the incentives for
other residents to stay longer and to
provide some rewards for residents who do
not create problems.  The inequities
observed in relation to the amount of

money spent on properties preparing them
for re-letting compared with expenditure
on properties which are in continuous
occupation raises questions about equity
and incentives to stay.
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THE ESTATE

2.2.1. This pre-war estate was built in the
1920s and 30s and pioneered high quality
council housing in the town.  It was the
first estate built in the town and  care was
taken with the estate layout. The existence
of private gardens, hedges and trees makes
the area look more mature and less bleak
than some later estates.  It is located within
easy reach of the town centre with access
to services, shops, schools and transport.  It
was not built as a slum clearance estate
and was located next to a park which was
developed for housing in the post-war
period. 

2.2.2. The management of allocations in
the town meant that this estate was
reserved for households which were graded
highest by the Local Authority.  The estate
had high rents, above the rebate level, job
references were required to obtain a
tenancy and it creamed off the best
tenants.  The Housing Welfare Officer
operated grading to achieve this.  With the
way that the allocations system and the
transfer system works, it may still be the
case that the estate attracts the most
affluent tenants and potential tenants.  The
area is still regarded as ‘posh’ and the
general view is that its reputation relates to
its history and the way that the allocation
system has sifted population in the past.

2.2.3. The two and three-bedroom
houses on the estate are very popular and
there is a waiting list for these properties.
The proportion of Right to Buy sales is very
high. Properties bought under the Right to
Buy are easy to re-sell and the area looks
very similar to a private estate.

2.2.4. Properties are older and mostly un-
modernised and although they are in high
demand, there are some issues related to
their condition and higher turnover
associated with the age of the population.
35% of properties on the estate have been
improved, but the remainder still need
improvement. There is a high proportion of
older tenants and they have no objection
to the un-modernised properties (for
example, kitchens with unplastered walls).
There is some concern about the future
demand for these properties although at
present the demand for properties remains
very high and this represents the most
popular part of the housing stock in the
district.  

2.2.5. There are still transfers into the
estate and the area has relatively high
levels of employment.  The demand for
flats in the estate is not so high, but
middle-aged and elderly tenants can be
found for the flatted properties.  There is
no purpose-built OAP accommodation and
ground floor flats are perfect for older
tenants. 

2.2.6. There is waiting list and transfer
demand for the estate and particularly
transfer demand from people with high
medical points moving from other less
attractive estates.  In many cases this
means households who live on other
estates because they had no chance at
initial allocation, but then seek to transfer
to a more attractive estate subsequently.
The schools, and especially the secondary
school, are seen to be more attractive than
elsewhere.

2.2.7. Although properties have not been
improved, repairs’ expenditure is low and
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there is no need to board up properties to
secure them.  There is unlikely to be
vandalism to properties and it is not
necessary to decorate properties to let
them. 

2.2.8. In spite of its advantages local
authority officers do not feel the estate has
a strong community spirit. There is no
tenants’ movement and no active tenants’
group and family ties are weak.   There are
no community or other initiatives in the
estate.  The major programme the Council
is involved in is a rolling improvement
programme seeking to bring house
condition up to ensure that they can keep
letting properties.  There is concern that
the children of tenants will not generally
look to live in that estate, but will buy
elsewhere.

• Years ago in (this area) you were
classed as middle class, that is why
people wanted to come here, but you
had to go before the Council.  Now it
is anybody.

• We have just put in to buy
ours….Because it’s the house that I
wanted, I love it there and it doesn’t
need anything doing, it’s had
everything down to it so I might as
well.  Where I was it would have cost
twice as much to do it up as to buy it.
This one I’m happy with, the only thing
I am not happy with is the parking
because there’s a little lay-by outside
and we can just about get our car in
and nine times out of ten somebody
else’s car’s there.

RESIDENTS’ VIEWS

2.2.9. There were three focus groups in
the estate:

• 7 tenants who have lived at their
present address for six years or more
with no children under the age of 16
living with them. This group had a
majority of men.

• 9 new tenants with less than one
year’s residence at their present
address and with children under the
age of 16 living with them.  7 of the
members of this group were women

• 8 owner-occupiers with mixed periods
of residence and family structures.
There were 5 women in this group.

Positive Images

2.2.10. Focus groups in this estate present
a very different account than the other
focus groups in this study. This estate was
seen to have been a high-quality, middle-
class estate in the past.  It continues to
have a positive image and is highly
regarded by people who live there.  The
newer tenants have made some significant
efforts to graduate to this estate and are
very pleased to have done so.  Perhaps
inevitably for the longer-established
residents an estate which in the past has
been regarded as high quality is almost
bound to be seen as getting worse.  The
older residents particularly identified
problems with young adults on the estate,
there was nothing for them to do in the
area.  They also expressed concern about
under-age drinking and youth problems
and the lack of evidence of police activity
to deal with these.  There used to be a
youth club in the area but there no longer
was.  There were also complaints about the
use of resources and a view that the
council tended to spend the monies it had
on the wrong things.
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2.2.11. While the estate had changed
tenure composition with substantial private
ownership on it, the view was that it was
still council housing and the change in
ownership did not alter that fact.  Although
there was a tendency to bemoan the
decline in the estate, even these older
residents still expressed a pride in the
estate.  They were quite clear that it was
better than other estates in the district.
Turnover was lower, there was a higher
proportion of older people and the
properties and the estates were good.
Neighbours and shops were positive
aspects and the council had made
considerable moves to improve the
properties themselves.  There was a view
that when people left the estate they
tended to move to private housing
elsewhere and that the estate was at the
high point in the council housing stock.

2.2.12. The new residents on the estate
were much more effusive and positive in
the language that they used to describe the
same advantages of the estate.  They
identified it as quiet and friendly and like
paradise.  They valued the cleanliness of
the estate, its tidiness, trees, safety facilities
for children and schools and the family.
There was again a recognition that there
was not much for older children and young
adults and they referred to teenage gangs
congregating around shops, to car crime
and drug-related behaviour.  There were
also some concerns expressed about
properties and complaints about delays on
the part of the council in carrying out
work.  At the same time this group clearly
thought that the area was sought after and
that living in the area increased the
likelihood of obtaining employment, the
opposite of disadvantage associated with a
council address.  They also identified
significant improvements that the council

had made to houses.  These residents again
tended to identify the area rather than
tenure as important and discussions about
ownership and rent tended to be addressed
through questions about where rather than
which tenure.  There was a view that the
presence of a substantial group of older
tenants and older people of mixed tenure,
of good shopping facilities and the history
of a ‘posh’ estate was a formula that would
continue to work and which did mean that
there was a community.  There was some
concern expressed about the council trying
to sell properties, about housing
associations seeking to acquire properties in
the area, and there was some mis-
information about the operation of the
Right to Buy. 

2.2.13. The final group was owner-
occupiers and this group were less positive.
Some of the owner-occupiers were long-
established tenants prior to buying and had
bought under the Right to Buy.  Others
were open market purchasers.  Generally,
they think that the area is a reasonably
good one to live in and are happy to live
there.  However, they were concerned
about the lack of community spirit.  The
area was convenient for town, schools,
churches and the shops and was well-
served in those respects.  There was a
general view that the area had begun to
get worse over the last five years and some
of the owners in the area regretted moving
to the area or buying in the area.  Again,
the tendency was to refer to particular
troubles associated with teenagers and
younger people.  There was a feeling that
there was a lack of action on the part of
the police and some suggestions that the
area was a ‘no go’ area for the police.
Some of the people in this group felt
unsafe walking around after dark and felt
threatened by teenagers hanging around in
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groups.  The problems here include
drinking, drugs, rudeness, swearing,
hooliganism and abusive behaviour.  There
was also concern that there was little for
children of all ages to do and no youth
groups or places for children to play. There
was a view that the estate was still treated
differently in terms of allocation policies
and that only certain people were allowed
to move into the area: this prevented a
major influx of problem families or gypsies.
Only people with a medical or special need
were felt to be able to move into the area. 

How the Estate has Changed

2.2.14. The estate is clearly a successful
and popular estate.  However it is seen as
getting worse.  Older and longer-
established people are more critical of the
estate than newcomers and some of the
problems emphasised are very familiar to
those emphasised elsewhere, especially
those concerned with younger people and
crime.  Nevertheless, the area is generally
regarded as friendly and with the exception
of some of the owners in the area, there
was no evidence that people felt that they
wanted to leave the estate or the tenure.
Consistent with other focus groups with
emphasis in discussions about the merits of
owning and renting, or about the
stereotyping and stigmatisation of areas,
asserted that it was about place and people
rather than about housing tenure. 

2.2.15. The estate presents a different
combination of factors than other estates
included in this study.  It is the prime
example of an estate which had a high
reputation from when it was first built, has
continued to be regarded as ‘posh’ or
upper-class and which was treated
differently in processes of allocation by the
local authority.  The properties were built
to a high standard.  The estate was well

laid out and the development of private
gardens and hedges has softened the
design of the estate and left it looking
mature and attractive.  The subsequent
building of additional high status housing
next to the estate has reinforced its
reputation and desirability.  

2.2.16. The way the estate is regarded
now demonstrates the importance of a
good start in developing the reputation for
an estate.  There is a legacy from its early
origins and high reputation.  The estate
remains popular.  Newcomers are pleased
to have got there and regard the estate as
more desirable than the alternatives they
had.  There are high levels of take up of
the Right to Buy and there is continuing
evidence, even among the members of
focus groups here, of people actively
seeking to buy properties.  All of these
represent high levels of commitment and
satisfaction with the area and with what
the landlord has produced.

Major Concerns

2.2.17. The positive reputation of the
estate was felt by many to be under strain.
Three particular elements were emphasised
in this:  

• The first relates to the quality and
condition of properties.  Not all of the
properties on the estate have been
repaired and improved and the
physical structures are showing signs
of their age.  There are some
considerable complaints about the
condition of dwellings and this
inevitably puts strain upon the repairs
services.  The criticisms levelled at the
way that these services are provided,
the quality and speed of response are
important.  Some of these concerns
are linked to a view held by some
residents that the estate has been less
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well-favoured in terms of resources
than some less desirable estates.
There is a perception that because the
area was regarded as ‘posh’ and as a
good estate it has not received the
same priority in terms of
improvements and repairs and it does
not receive the same levels of
resources for particular initiatives and
innovations.  

• The second issue relates to the life
cycle of the estate.  There is a cohort
of very long-established residents
who tend to make comparisons with
how the estate was in the past.  Their
view is much more negative than that
of more recent arrivals to the estate
whose comparisons are with other
estates elsewhere.  At the same time
the differences in age, lifestyle and
other factors between the long-
established and the newer tenants
and residents create some tensions.
We are talking about an estate in
transition where the inevitable change
in population creates some tensions.
There is some tendency among
longer-established residents to
attribute the problems that they see
on the estate to the behaviour of
newcomers to the estate.

• The third issue emerging from the
focus groups is the extent to which
this estate has been affected by
general social trends and changes in
behaviour.  Some of these relate to
motor cars and traffic, some relate to
the behaviour of children and young
adults, some relate to particular
offences and to drugs.  Different
people in the focus groups place a
different emphasis on these three
different factors.  

2.2.18. A final key issue is evident in the
estate and this relates to the extent of
privatisation and the nature of the estate as
a mixed tenure area.  As the Right to Buy
has progressed, there are more owners on
the estate.  Some of these have bought
under the Right to Buy and are long-
established residents; others are recent
movers to the area having bought
properties on the open market.  The extent
to which the estate is a private estate has
increased; and the extent to which what
happens on the estate is influenced by the
market rather than simply by the landlord
has also increased. 

The Future

2.2.19. The expectations for the future
must be that there will be a further growth
of private ownership.  Who lives on the
estate, how properties are maintained and
how the area is used, will not be so easily
controlled and managed by the local
authority and will reflect the position that
properties have in the market and the
attitudes of purchasers and owners of
property.  In an area where there does not
appear to have been a strong tradition of
tenants’ associations and where there is
currently a general lack of interest in
tenants’ organisations, this fragmentation
of ownership is unlikely to make it easier to
build community organisations.  In this
environment the way in which the
community, the local authority and others
respond to tension and pressures may need
to be addressed.  If issues related to
community facilities, crime, traffic or car
parking continue to be major problems,
how will they be effectively addressed?  If
these issues are not effectively addressed
then the strains that are evident through
the focus groups may become more
prominent and affect the sustainability of
the area in the longer term.
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2.2.20. While the good location of the
estate will continue to be an asset and its
reputation will continue to have an effect,
the latter is not unchanging.  Policy
approaches designed to maintain the
stability and desirability of the estate may
need re-thinking in view of different
patterns of ownership and control.

Although there is limited enthusiasm for
tenants’ organisations, it may be more
important to identify ways of  building
community activity and cohesion and the
provision of some tangible supports to the
community, for example CCTV or facilities
for children, may be important in building
an effective and sustainable approach.
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THE ESTATE

2.3.1. This is pre-war slum clearance
housing built in the late 1930s.  It consists
of 450 to 500 houses located close to the
town centre. The properties are very similar
to those in the high status pre war estate
referred to earlier.  These properties were
modernised in the late 1970s and early
1980s and there have been a significant
number of demolitions of flats.  The
properties are traditionally built two-storey
properties, although there are a
considerable number of one-bedroom flats
and some sheltered housing units. 

2.3.2. This estate was always seen to be
less prestigious than other areas. It
originally re-housed people from slum
clearance housing and a stigma remains
attached to the area.  It has tended to be
an estate for households in greatest
housing need and those moving off waiting
lists rather than for those transferring
within the council stock.  In more recent
years it has had a disproportionate role in
housing homeless households and, as
properties have become more difficult to
let, it has housed non-priority homeless
and young single people as well as those in
priority groups.

2.3.3. This is not the least popular area in
the district but is in the lower half of the
rankings.  Demolition of the worst parts of
the stock of flats has improved the area.
These were difficult to let properties that
were badly designed and the properties
were boarded up for some two years
before being demolished. 

2.3.4. The estate has easy access to the
facilities of the town centre.  There is a bus

service running through the estate and
easy access to a good primary school.

2.3.5. Right to Buy properties on the
estate are difficult to sell.  No flats have
been sold on the estate although some
houses have been.

2.3.6. The estate has a high turnover of
tenancies and high levels of rent arrears.
There is a high proportion of lettings to
single people under 25 and when
properties become vacant they will be let
to almost anyone.   Flats are the most
difficult to let and there is a likelihood that
these will be let to young single people.
There is a very small waiting list for houses.

2.3.7. The estate has been fully
improved.  Nevertheless there is a higher
spend on repairs in the area and this is
associated with the condition tenants leave
properties in and with high levels of
vandalism against property.  Properties are
boarded to secure them and this adds to
the repairs spending.  Although drugs are
an issue throughout the estate officers see
it as a relatively tolerant area with strong
family links and the community spirit is
regarded as relatively  high.  This is
associated with a more active tenants’
movement, more active participation in
politics and stronger representation by local
councillors.  Where there are neighbour
disputes they are more likely to involve
assaults, violence and disorder.  Residents
have driven out families which do not fit
and there is a tendency to pillage
properties which are abandoned or
vacated.  There have been examples of
deliberate fires to flats.  These have been
drug-related.

AN OLDER LOWER STATUS ESTATE 



2.3.8. There have been a considerable
number of initiatives around community
development with welfare rights,
employment projects, a venture project,
child care and a youth project which has
been running for some ten years.  These
are very strong projects which have local
ownership and the facilities do not get
damaged.  

2.3.9. The estate has always experienced
low demand.  There are some 25 long-
term voids.  Eighty percent of people are
on housing benefit.  The population is
middle-aged and younger with relatively
few older households. 

2.3.10. The flats that have been
demolished included five blocks of flats
mainly used to house the homeless.  They
were let to people without priority need.
High proportions of these were people with
no attachment to the area.  Following a
particularly difficult case related to
paedophilia, lettings were suspended in the
area and this extended to a two-year
period.  There was discussion of sale of the
flats as a partnership project to provide
supported housing for young people.
However, this proved too risky an
investment because of the nature of the
area and the project was abandoned.
Residents wanted demolition and the
properties were demolished after some two
and a half years. 

• You go back about 30 years, then it
was a nice place to live.  You could
leave your back door open and go to
the shop and come back and
everything was fine.

• Yes, it is the last 25 years it has got
like this.  It is since there has been no
work and it has gone downhill since
then.

• Even if you move out of the area like I
did because I came back because my
family came back here and with having
the two children I needed to be by my
family to go back to work and so they
said I could have that house but
you’ve got to take it because you know
that you’re not going to get anywhere
else and you are desperate to get out
of the place you are already in so you
take it and when you get there you
think "Oh God, what have I done?"

RESIDENTS’ VIEWS

2.3.11. There were four focus groups
carried out in this estate:

a. 9 people who had been tenants at
their present address for 6 years or
more; who are themselves aged over
35; and who have no children under
16 living with them;

b. 8 people who had been tenants at
their present address for 6 years or
more and who have children under
16 living with them;

c. 7 people who have been tenants at
their present address for less than one
year and who have children under 16
living with them;

d. 9 tenants aged under 25 and with no
children aged under 16 living with
them.

Negative Images

2.3.12. There is considerable consistency in
the accounts given of the estate.  It has
always been regarded as a second best
estate and it is felt that the estate  has
always been managed in a way that
reflects this - in the levels of resources
given to the area and in allocation and
other policies.  The area has been
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stigmatised and people living there have
been disadvantaged.  The management of
the estate is felt to reflect the standing it
has in the minds of the local authority.  

2.3.13. Given this background the
overwhelming attitudes to the area could
be expected to be negative.   Consistent
with this there are real concerns and
complaints levelled at the local authority
and related to the condition of properties
and management of the estate.  Some of
these are about health and safety -
especially for children. There are also
concerns about drugs and crime.

Positive Views

2.3.14. In contrast there are also positive
views expressed about the community and
neighbours.  Many of the younger people
as well as older people have strong family
attachments to the area and do regard it as
home.  There are positive views about
staying on the estate as well as evidence of
a desire to move to ‘better’ estates. 

Properties and Problems

2.3.15. A significant factor affecting
attitudes to public housing relates to the
age and condition of properties.  Although
the properties have been modernised with
new kitchens and bathrooms the heating
systems are not of a modern standard in all
cases and the properties generally show
signs of their age.  It would appear that the
maintenance of properties since
modernisation has not always been to a
high standard.  Residents feel that the
estate is neglected and their perception is
that more money is spent on other, more
prestigious, estates.  Whether or not this is
true, it would seem to reflect residents’
concerns about the condition and levels of
maintenance of properties. 

• Problems associated with heating and
with dampness result in some direct
references to health problems for
children and this, combined with
issues about crime and drugs, is
inevitably a matter of concern for
parents.  

• There is a general sense that the local
authority is letting residents down in
terms of condition of property and
services to repair and maintain
property.  

• At the same time there is a feeling
that the police are unable to deal with
crime adequately.  

• There is some recognition that, both
for the police and for the local
authority as landlord, the task is
extremely difficult and that different
patterns of behaviour present
enormous difficulties.  

• There is also some recognition that
action has been taken to improve the
situation on the estate. 

• The development of a community
centre and the actions taken to
demolish flats which were associated
with drug problems are
acknowledged.

Residents’ Influence

2.3.16. The overwhelming feeling,
however, is that the council regard the
estate as of low priority.  The reasoning
behind different decisions is not always
understood and there is a general view that
the council does not communicate
effectively with its residents.  The newest
generation of tenants has a very poor view
of properties and may be less likely to have
a continuing attachment to the area than
some of the older groups.  These young
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households will move, if only locally, and
will move out of the local authority sector
rather than put up with an unchanging
situation.  

2.3.17. For older people there is seen to be
little choice other than to press for some
improvement to the estate.  Young people
may choose to move rather than wait,
unless they can see some significant
changes in the shorter term.  The agenda
for such changes is a relatively clear.  There
are issues about houses, about gardens,
fences, rubbish, crime and schools and local
facilities.  There also appears to be some
potential for community action and
support, although the difficulties of
developing coherent tenants’ associations
as illustrated.

Tenure Choices

2.3.18. Choices between buying and
selling properties do not seem realistic to
most of the people included in these focus
groups.  Issues are more about transfers
within the rented sector, or about
improvements.

Implications

2.3.19. Of the different estates which have
been included in this study this area falls
into the group which is most beset by
problems.  The people living on the estate
regard it as having a very poor reputation
and they have direct experience of
disadvantages associated with living there.
References are made to problems in
gaining employment and problems in
education as well as to problems of
properties, crime and drugs. While the
reputation of the area may always have
been poor and this has not changed, the
structure of the population on the estate
has changed.  So have the problems
associated with the estate.  Issues of drugs
figure prominently whereas in the past
these would have been much less
significant.  

2.3.20. There would appear to be some
real scope to develop proposals for changes
to the estate, working with residents who
live there.
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THE ESTATE

2.4.1. This estate is located in a highly
deprived part of South Wales in an area
formerly dominated by mining and related
employment. The estate was built in 1967
and consists of about five hundred houses.
It has been subject to various initiatives
since the mid-nineteen eighties but these
have not prevented continuing problems.
Double-glazing and central heating were
installed in the period since 1991. 

2.4.2. There were eight shops in the
estate but only one of these remains.  This
is a large post office/general store, but the
takings are falling.  Local supermarkets
provide free transport to them.  The other
shops are either boarded up or have been
converted into community centres and an
estate office.  Private properties are being
built immediately next to the estate and
sell well and people from these properties
use local schools. 

2.4.3. Some 85% of residents on the
estate are in receipt of benefit.  Local
employment has declined and if people
obtain the opportunity for consistent
employment, they are likely to move to
other areas. 

2.4.4. The Radburn layout of the estate
which is built on a steep slope is associated
with off-road parking.  There is a
considerable amount of car vandalism.  The
dwellings on the estate are one, two or
three bedroom and these properties are
mixed.  The one bedroom properties are
the most problematic with much higher
turnover in these blocks. All of the
properties are non-traditional, no Fines
construction. 

2.4.5. Although there are a considerable
number of properties boarded up, the
estate generally is not regarded as the
worst estate in the area.

2.4.6. There are no recreation facilities or
parks on the estate.  There is a local office
used by the Tenants’ Federation and the
local Residents’ Association and surgeries
are held there one day a week.  

2.4.7. There have been about fifteen
Right to Buy sales. These are all three bed
properties with a cluster of Right to Buy
properties in the most attractive part of the
estate.

2.4.8. There are strong family links within
the estate with three generations of the
same family in the area.  The allocations to
one bedroom flats are most likely to be of
people who have no links to the
community and people who move on.
People who have no empathy with the
community are a major factor in high
turnover.  The availability of other
properties and the structure of the benefits
systems enables high turnover by this
group.  The lack of employment, social and
family ties, means that they will not stay.
There is a tendency to identify the
problems of turnover and other problems
on the estate with these one bedroom
properties and people who do not have
connections with the local community.

2.4.9. There were one hundred void
properties at the time that this research
was carried out.

2.4.10. In dealing with the turnover and
voids problem, some blocks have been
mothballed.  They are boarded up and
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lettings are not being made to those
blocks. Where blocks are boarded up the
costs associated with re-letting are often
very considerable and there is some
discussion of limited demolitions to thin out
the estate.  This would need more
discussion with local community.  The void
problems are higher elsewhere in the
district. In the past allocations were made
to anyone in order to keep void rates
down.  However, there is now a view that
a more flexible allocation policy where
allocations would not be made to people
who do not want to live there is more
appropriate.  It is better to keep properties
void.  There are transfers within the estate,
but not transfer demand to move to the
estate.  There is some transfer demand to
move out. 

2.4.11. Police statistics suggest that crime
is relatively low; however, the perception is
that crime is very high. There is a high level
of car crime and a perception that there are
problems with drugs. 

2.4.12. Anti-social behaviour, noise and
groups of children around the shop area
are major problems.  There are issues of
dumping old furniture on the estate and
the area looks run-down in terms of fences
and environmental works. 

• It was not a problem in the ‘50s, ‘60s
and ‘70s when these estates were
built.  There was plenty of work around
here.  Everybody was going into a job.
Today there is nothing anywhere unless
they have good schooling and go into
these computer classes and one thing
and another, but apart from that there
is nothing.

• When you are on the bottom and drive
up you think ugh.   It’s a mess.  As you

look up to the site you think Oh my
God, it’s a trash pit.  But I reckon if
they did that people would think
differently.  As soon as you drive onto
the estate the first thing you see is
blocks of flats boarded up, it is not a
very nice image, the Council should get
rid of them.  Bash them down.  It
would be better for them being
knocked down even if they don’t put
anything there, just let the grass grow
over it it would look better.  As soon as
you enter the site that’s what you see.

RESIDENTS’ VIEWS 

2.4.13. Four focus groups were carried out
in this estate.  These were all with tenants
and were designed to relate to different
groups of tenants with different lengths of
tenancy. 

• The first group was of 6 tenants aged
under twenty-five and without
children. All of the members of this
group were females – some had
longstanding and family links to the
area although all had only recent
tenancies of their current property.

• The second group consisted of seven
tenants (5 female, 2 male) with
children under sixteen but with less
than one year of tenancy at their
present address. 

• The third group (4 females) also had
children aged under sixteen but had
six or more years’ tenancy at their
present address.  

• The final group was of nine long-
established tenants (5 female, 4 male)
with over six years’ tenancy at their
present address but with no
dependent children.  
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2.4.14. Although there were some
important differences between the four
groups, the continuities in attitudes are
more striking.  The focus group discussions
showed a remarkably similar pattern with
an emphasis placed on a similar agenda of
issues in each case.  The differences of
emphasis are less striking than the
similarities. 

How the Area has Changed

2.4.15. The dominant concerns on the
estate are associated with the visible
decline of the area and level of empty
properties, the lack of facilities for children
and problems associated with drugs and
crime.  The longer-established residents in
the area felt that the area had declined and
its reputation had deteriorated.  They
associated this with the lack of
maintenance and repair to properties and
the visible signs of dereliction associated
with empty properties.  Rumours of
demolition were referred to and there were
concerns about the lack of communication
from the Council.  Movement of the office
away from the estate was seen as a sign of
lack of commitment and was associated
with the process of decline in the estate.  

Empty Properties

2.4.16. There was strong support for
action to alter the number of empty
properties and support for demolition of
flats.  There was also strong support for the
provision of facilities for children, including
a park.  At the same time there was
recognition that the Council in the past had
attempted to provide facilities for children
and the view was that older children had
wrecked these facilities which had been
intended for younger children. 

Problems

2.4.17. To this extent the focus groups
tended to distinguish between two
different groups on the estate: residents
who were associated with drugs and crime
and were disruptive and other residents.  In
some cases these differences were
articulated in terms of different age groups
within the estate and the older people on
the estate were more critical of newcomers.
The tendency was to see new arrivals on
the estate as a source of problems and this
was linked to a view that the estate was
being used as a dumping ground by the
local authority.  Again, this is a consistent
theme.  It relates to a feeling that the local
authority and the police are insufficiently
concerned to address the problems on the
estate.  The neglect of empty property, the
failure to provide facilities for children, the
concerns about lettings policy, failure to
remove drug pushers from the area and to
deal with other nuisances on the estate
were emphasised.  Among the other
problems referred to were motorbikes and
scrambling bikes using the estate and
problems associated with cars and traffic.

Local Facilities

2.4.18. The estate was seen by residents as
isolated with a poor bus service and there
was concern about the closure of shops
and the high prices in the remaining shop
on the estate.  Given these concerns, the
focus groups include a considerable range
of positive comments about the estate.
Local schools were considered to be good
and the estate was regarded as quiet.  The
community centre within the estate was
seen as a positive resource and there were
a lot of comments about friendliness as
well as about family networks maintained
through the estate.  People who had
moved to the estate recently felt that it
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was better than they had expected and
younger people remarked that the area
was friendly.  Older people on the estate
referred to family support and although
they were critical of newcomers were still
positive about aspects of the estate and
regarded it as relatively safe.  

2.4.19. There was some support for the
establishment of a tenants’ association and
the work of Groundwork and in some of
the focus groups there was reference to
claiming the estate back, to
Neighbourhood Watch and to residents
taking a stronger role in relation to the
estate.  Few of those involved in the focus
groups articulated a desire to leave the
area.  There was some reference to moving
to the private rented sector, but there was
a wider tendency to see the estate as
having potential and a wish to remain on
the estate.  Rather than a desire to move
off there was a desire to see facilities on
the estate improved. 

Housing Tenure

2.4.20. Attitudes to living on the estate
were very much about the estate itself
rather than the tenure.  Other estates in
the area were seen to have some of the
same problems.  The issues were about the
amount of money spent on the estate
rather than some inherent problems with
council housing or the housing tenure.
Better management and maintenance
would make the area more acceptable to
live in.  There was some reference to
moving to the private rented sector, but on
the whole the intention was to stay put.  

2.4.21. These positions could be seen as
contradictory.  A wealth of criticism levelled
at the estate but a commitment to
remaining on the estate.  To some extent

they are associated with the quality of
properties, with family links and identity
with the area.  To some extent they reflect
a reality of cohesion and social networks
operating alongside high levels of disorder,
as indicated by crime, turnover, empty
properties and suspicion of newcomers.

Different Views

2.4.22. This takes us on the divisions and
differences expressed by different people in
their focus groups.  The longer-established
households with children were particularly
concerned about the impact of older
children on the area and about crime in the
area.  There were differences in the
attribution of crime.  Younger, single
persons argued that there was not much
crime and what there was was mainly
associated with outsiders.  Older persons
without children living in their homes
tended to emphasise drugs.  There are
different perceptions of the source and
nature of the problems on the estate.  

Implications

2.4.23. There is a confused view emerging
from the focus groups on this estate,
concerning whether to:

• knock down properties or to improve
them.  

• provide facilities. 

• deal with crime. 

• change the kinds of people moving to
the estate. 

• establish tenants’ associations and
increase participation. 

2.4.24. There is no single view emerging
from these focus groups but rather a
picture of confusion about what to do and
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what the problems are.  It may be that
some of this confusion is because there
have been actions taken by the local
authority which received some recognition:
the existence of the community centre
provides a focus, the action taken to tidy
up the estate, painting bus shelters,
provision of skips.  

2.4.25. The most consistent references in
relation to how to improve the estate are
to provision of facilities for children, to

parks and to shops. Finally, it is important
to acknowledge the cohesion existing
within the estate.  Many people have lived
on the estate for a long time – and this
does not only refer to older people.  There
is evidence of action by residents and a
willingness to participate in initiatives.  At
the same time it is evident that there are
tensions and differences between residents
and the approaches they would adopt.
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THE ESTATE

2.5.1. This estate forms part of a large
area of public sector housing built in the
1950s.  It splits, in most people’s
perception, into two: an upper estate
which is more popular and a lower estate
which is less popular.  There is a physical
division of a steeply sloping green area for
most of the estate.  The property types and
the date of construction are the same, but
there is a distinct difference in the
popularity and problems associated with
each area. 

2.5.2. The area was built on the edge of
the city beyond owner-occupied housing
which comprised a wealthy part of the city.
It was initially popular but now has
significant problems .

2.5.3. The estate is far from being
isolated and is well-connected by a good
bus service.  It is very close to an edge of
city service centre. There is a range of
different shops, doctors’ surgeries, a
community centre, youth centre, social club
and local schools.  

2.5.4. Although there is no employment
directly on the estate, people living on the
estate have relatively easy access to
employment. There is a local Credit Union,
Community Centre, launderette, library and
provisions for older people.  The area has
high unemployment and there are
initiatives for economic development,
particularly targeted at the under-25s.
Playgroup facilities are limited.

2.5.5. There has been some demolition of
properties in the past, especially one-
bedroom properties and some more

demolition of these types of properties is
planned with the intention to replace them
with three to four bedroom houses.  The
one-bedroom flats are in three-storey ‘H’
blocks which present management
problems and have been described as a
thieves’ paradise. There remains a high
concentration of flats in the area and these
are available to 16 to 18 year old, single
persons with the bare minimum of checks
and there is a high concentration of
vulnerable people.  Homeless families are
likely to be housed in different properties.

2.5.6. Policy changes have been made to
help to stabilise population, but is least
likely to have any impact on the one-
bedroom properties where the waiting list
is essentially of males aged under 25.  The
flats are unattractive to older people and
there is a huge demand from young males.

2.5.7. Property type and location within
the estate are the key factors affecting
difficulty in letting property.  

• There is some limited mothballing of
property in anticipation of
redevelopment, but the worst
properties have now been
demolished.  

• One-bedroom flats can take twenty-
four to thirty weeks to let and up to
fifteen offers have been made in
order to let a single property. 

• The transfer demand is for people to
move from the lower part of the
estate to the upper part.  

• There is continuing demand under the
Right to Buy, but it is lower than in
the rest of the city.  
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• There is a high rate of evictions,
especially young single males, and a
considerable number of people
absconding.  

• The properties are thought to be in
fairly good condition: they mostly
have partial central heating and
central heating is being added to the
remainder.  

2.5.8. There has been a considerable
amount of activity by a variety of agencies
to respond to the problems on the estate.
There are significant problems with
neighbour nuisance, especially where
families with children are living alongside
those without children, perhaps in
maisonettes, and clashes with older owner-
occupiers.  

2.5.9. Abandoned cars and dumping of
litter are increasing problems; joy-riding
and motorbikes are also regarded as
problems on the estate.  The personnel
resources to deal with the range of
problems are insufficient. 

2.5.10. There is a Residents’ and Tenants’
Association with a core of five members
but others are involved.  There are a range
of other groups operating in the area:
neighbourhood watch, sporting clubs,
young-at-heart club.  The Citizens’ Advice
Bureau is active in the area.  There is a
community centre, although this is affected
by differences between the elderly and
young people on the estate.

2.5.11. The wide range of improvement
schemes in the area include the provision
of hard standing for people to pull their
cars off the road, tree planting and hedge
planting and action to deal with graffiti,
abandoned cars and refuse collection.

There are projects to deal with litter and
dumping.  

• When we looked at the house my
husband turned around and said "we
are not moving here."  And I said "we
haven’t got any choice."  But when we
moved in we found that it was so
quiet.  The kids are all the same age
so they all play out the front in the
summer and we can trust them out
there.  There are no cars down there,
no motorbikes speeding through so we
have got no problems down there.  It’s
just that the windows are draughty, the
doors are draughty. 

• My family is in (this area).  I get on
with everyone really, it is a nice
community.  It has got its downsides.  I
haven’t had any bad luck yet.  When I
was a teenager you could go for long
walks, you can’t let your kids go for
long walks now without something
happening to them.  So it has changed
a lot.

• I am in a cul-de-sac and there are
loads of kids and all they do is fight.
They have nothing else to do.  If they
are playing football in the street they
will have a neighbour complaining the
ball is going in their garden or hitting
the car.  There is nowhere else they
can go.  They are not on the school
fields, there is no green.

• And the row is terrible. …..…  But the
row out there, they just seem to
congregate in that bus shelter, and I
can hear the abuse the drivers are
getting.  But I have had my bedroom
windows put in many a time.  I have
even watched who it is, you tell the
Police, but what do they do.  I said, I
have seen him do it, they say, prove it.
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I say, well I am, you know, loads of
times my bedroom window smashed.

RESIDENTS’ VIEWS

2.5.12. Five focus groups were carried out
in this estate:

a. 8 tenants with less than one year’s
tenancy at their present address and
with children aged under 16 living
with them;

b. 8 tenants of less than six years’
standing at their present address and
with children under 16 living with
them;

c. 5 tenants of six or more years
standing at their present address;

d. 7 tenants under the age of 25 with
no children in their household;

e. 9 owner-occupiers.

Problems of Disorder

2.5.13. The focus groups with residents in
this estate provided the most sustained
expressions of concern about problems of
any of the estates where focus groups
were held.  The dominant concerns were
about gangs of youths and associated
issues to do with alcohol, with policing and
the lack of facilities for young people on
the estate.  Discussions were dominated by
concerns about these issues and particularly
about the activities of groups of teenagers
meeting in the evenings and being abusive
and threatening to local residents.  

2.5.14. Older residents were most likely to
express concerns about these issues, but
even the youngest groups and young
males were likely to express real concerns.
The older households’ focus group largely
consisted of people whose children had left
home.  They were long-established

residents on the estate.  There was some
disagreement amongst them about
whether circumstances on the estate had
deteriorated and there was a sense in
which problems of unruly gangs had
always dominated the estate.  It would
appear that some of these effects are
extremely localised; and the precise parts
of the estate being affected do change
over time.  

2.5.15. Some of the older residents felt
that the estate had got better.
Nevertheless they, along with those who
felt no improvement had been made,
expressed very strong concern about
problems on the estate.  Some of the issues
related to 

• vacant land where cars were dumped
and burned out, 

• crime and graffiti, 

• damage to cars, 

• abusive behaviour towards residents 

• threats of reprisals if residents took
action. 

2.5.16. References to smashed windows
and damage to property and thefts from
gardens were plentiful.  Younger children
were seen to copy from older children and
there were direct expressions of concern
about role models on the estate.  In
general it would appear that these are
issues particularly associated with drugs.
There was some reference to glue sniffing,
but the most common references were to
alcohol abuse.

Local Services

2.5.17. All of the focus groups tended to
emphasise the need for local facilities: to
provide things for younger people to do.
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They also expressed concern about the
inability of the local authority to do
anything to deal with problems and about
the failures of the policing system to
address these issues.

2.5.18. Reference was also made to
problems with the removal of rubbish and
the refuse collection system was seen to be
of very poor quality and contributed to
litter and related problems on the estate.

2.5.19. The focus group with older tenants
indicated a lack of awareness about local
facilities, although this was not apparent in
the other focus groups.  Older tenants also
were more likely to express concern about
new tenants and the characteristics of new
tenants coming on to the estate.  

Community

2.5.20 There were very clear views that
there was not a community and some of
the residents expressed a preference to
move from the estate.  They largely
expressed a preference to rent and the
emphasis was upon problems related to
estates rather than tenure.  If they were to
transfer they were more likely to transfer to
where they had relatives.  The strongest
reasons given for staying on the estate
were associated with friends and relatives
living on the estate as well as the amount
of effort that people had expended in
creating homes which they liked. 

Properties

2.5.21. With the exception of references to
flats, the general impression was that
members of the focus groups on this estate
thought the properties were good.  This
view was certainly not held about the flats.
Where flats had already been demolished
the general view was that this had been

welcome.  There were some comments
made about flats which had been
satisfactory and suitable for elderly people
having only become less attractive because
of unfortunate lettings decisions.  These
had mixed elderly people with incompatible
neighbours.  There was a view that some
properties could have had a longer
successful use with more care being taken
about who was living in properties.
Leaving this aside there appeared to be a
general view that the flats were poorly
insulated in terms of sound, suffered from
condensation and were in poor condition.
The attitudes towards the council and
council housing of the tenants of these flats
was the most negative.  If this is what
council housing represents then it bears
poor comparison with other tenures.  The
positive comparisons which older tenants
are inclined to make are not apparent
among this group.  There was a reluctance
to invest in decoration where the quality
and condition of property was so poor and
where there were relatively frequent
examples of damage created by
condensation or by leakages from other
flats.  There was less commitment to the
property and area. In general the
comments made suggested that demolition
of the flats would be appropriate rather
than any attempts to resolve these
problems in any other way.     

Improving the Estate

2.5.22. Specific reference was made to
housing management and other failures:

• The failure to remove graffiti 

• Failure to deal with anti-social
tenants. 

• Failures in relation to repairs and
maintenance.  
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• Failures in relation to provision of
fencing.  

• The use of the vacant land resulting
from the clearance of flats and 

• Problems associated with rubbish
collection.  

2.5.23. There was a recognition that these
problems were made difficult by the
behaviour of teenagers who actively
damaged property and parks and there was
concern expressed about the use of cars
and motorbikes on the estate.  

2.5.24. Reference was made to the
advantages of having CCTV and there
were some views that this had been
promised in the past and concerns that
nothing had emerged. 

Selection of Tenants

2.5.25. There was a very clear division, in
the view of members of the focus groups,
between different parts of this estate.  This
was largely about who was housed in the
area.  Residents were concerned that the
area was seen as a dumping ground and
there was also objection to stereotyping
including stereotyping by police officers in
the area.  Some of the residents thought
that private ownership or housing
association ownership would make a
difference and would improve the area.
They felt the council was unresponsive to
demand and there were explicit references
to council policy to remove equipment
which tenants had put in, (to kitchens and
bathrooms for example), failure to replace
windows and damage done to decoration,
which to residents appeared unnecessary.  

2.5.26. The complaints about policies on
lettings and boarding up properties
suggested that there was not an

understanding of the way in which the
local authority made decisions in this area
or why it adopted the policies it did.  This
indicates a need to clarify responsibility and
to improve communications with residents. 

2.5.27. Some residents said that they
would move if they were able to, but the
general view was that they would not
move to some neighbourhoods.  In this
sense there is a clear indication that they
did not regard the estate as the least
desirable area. 

Older People

2.5.28. Older people were more likely to
emphasise good things, particularly
associated with family links.  They
recognised that there had been some
significant investment in the area and they
themselves had put resources into their
houses and gardens.  They were more
likely to feel that the estate had got better.
Some of these tenants had been born and
brought up in the area, although their own
independent tenancy may have been
relatively recent.  In this sense they could
reflect upon a longer history and had a
view that the area had improved.  Again,
the problems they referred to particularly
related to the activities of teenagers with
nothing to do in the evenings.  They
tended to indicate that these problems had
always existed and they did not seem to be
any worse than in the past.  They regarded
the area as friendly but were inclined again
to express concern that the police and the
council were unable to deal with the
threatening behaviour on the estate.

Families with Children

2.5.29. The focus group with families with
children expressed a similar range of views.
The area had improved.  It was not as
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rough as it was or as rough as other
estates.  These were newer residents with
less than one year’s tenancy and they were
the most positive about shops and facilities.
Clearly for new residents the estate
provides some services near at hand in a
way that has not been their experience in
the past.  At the same time these new
residents expressed concern about
draughty windows, about motorbikes and
problem cars.  The dominant concerns are
still about teenagers, alcohol and problem
tenants.  There was a view that the council
should take action to improve houses and
shops and there was some view that
housing associations were more likely to
provide a better service in relation to
housing.  Again, some of the members of
this focus group said that they would leave
if they could.  Very few were attracted by
the Right to Buy especially because, in their
view, it would be difficult to sell a property
after they had bought it.

2.5.30. The discussion of lettings policy,
the opportunities to choose housing and
the number of offers made raises some
questions about the operation of these
policies.  

2.5.31. These tenants were very clear that
the council was a better landlord than
private landlords, they were strongly of the
view that flats were unattractive and it
would be better to knock them down.
They identified the need to improve the
quality of houses to provide a facelift to
the estate by painting the houses and
providing facilities for younger children,
including a park.  Rather than isolation, the
problems in this estate appear to be about
crime and the behaviour of younger
people.

Young Single People and Childless
Couples

2.5.32. This group was more likely to be
living in flats and they had the strongest
condemnation of the quality of properties
and flats.  Flats were not soundproofed and
the mix of people was inappropriate.
There were elderly people who did not
want loud music alongside young people
who did.  The general view among this
group was that the estate was getting
worse and some of the comments about
new lettings appeared to have racist
overtones.  This group was of the opinion
that problems were to do with glue sniffing
rather than drugs.  There was a need for a
youth club for children and there were
problems with cars, motorbikes and theft.
The soundproofing and decorative
condition of flats was a source of complaint
and there was a generally low opinion of
the council, the repairs’ service and security
matters.  There were too many problem
people living in the flats which should
either be tidied up or demolished.  There
were issues about the windows and
security, about allocation and policing.
Other suggestions related to sports
facilities, CCTV and policing to deal with
joy riders and other problems.

2.5.33. The members of this focus group
appeared to have little ambition to change
their circumstances and some explicitly
articulated a view of this kind.  They also
most strongly articulated views about the
failure of those in positions of power and
authority to listen to their concerns.  The
majority of this group appeared to want to
leave the area. 
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Owner-occupiers

2.5.34. The members of the focus group
were largely in employment or were
retired.  Some had bought their properties
under the Right to Buy and some on the
open market.  Most of them had family
and community links.  They expressed
similar concerns to those of other groups
about problems with children and the lack
of parks.  They more explicitly identified
that the origins of these problems were
with adults and the failure to control
children.  They were concerned that some
parts of the estate were unsafe at night but
there was a view that these were very
localised problems that changed with the
population.

2.5.35. Some of the same issues were
raised about cars and motorbikes, the
merits of CCTV, the problems with rubbish.
In general, however, the views of this
group were more positive.  Many people
had lived on the estate for a long time and
they felt that it was improving and would
improve more as people bought their
properties.  There was a view that people
who bought their properties would invest
more in them and be more concerned with
the area, that there were family ties which
would hold people to the neighbourhood
and there was a view that the council and
the police were beginning to make a
difference, that gangs were smaller and
that problems were not so great.  However,
there was a concern that there were still
too many problems for older people and
that some action should be taken in
relation to local facilities and in relation to
allocations’ policies. 

Implications

2.5.36. The overall impression of the focus
groups on this estate is that there are not
the same problems of isolation, of
remoteness, of lack of access to places of
employment, as in some of the other areas.
This is a larger estate that has been
stigmatised and is clearly divided from its
more attractive neighbours.  It continues to
be made less attractive to live on by the
activities of younger people and some anti-
social tenants.  On balance it would appear
that the interventions and changes being
made by the council and others were
slowly making a difference, but there was a
need for some more dramatic evidence of
change.  Significant changes to the
population and properties on the estate
would be achieved through the demolition
of the least attractive and popular flatted
accommodation.  At the same time the
continuing operation of the regeneration
strategy would be expected to have some
impact.  

2.5.37. There was a need in addition to
these things to improve the levels of
communication and quality of service
delivered by the local authority in its
housing management role and in its wider
service provision role.  Other agencies,
including the police, could also contribute
by convincing residents that the behaviour
that had been overlooked in the past
would no longer be overlooked in the
future.
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THE ESTATE

2.6.1. Built between 1993 and 1996 this
is a self-contained estate with 65 houses
for rent and some 80 low-cost properties
built for sale.  Turnover is lower than in
most areas.  There are problems associated
with child densities, especially linked to the
high proportion of children in the
neighbouring council estate and the use of
the area for play.  There is a general
absence of play facilities.  The
neighbouring estate is let to capacity by
the local authority and there is sustained
demand for it.  The area is an attractive
one with open space, a stream and an
attractive environment. 

2.6.2. The estate is built on the edge of
an attractive market town going through a
period of prosperity. There is employment
in the area associated with the M4 corridor
and Cardiff.  

2.6.3. The estate is self-contained and
built in a series of small closes.  The
predominant tenure is new owner-
occupation.  It is brick built, two to three-
bedroom houses and flats.  Properties are
easy to let and there is a substantial
waiting list.  Tenants are not all in
employment, but it is a prosperous area.
Trains, roads and buses all link into areas of
economic development.   There is a good
school system locally and the estate is
within walking distance of shops in the
town centre.  There are other shops
nearby.  It feels like a place where middle
class people would want to live and is next
to private housing and close to a
superstore.  It is attractive for parents and
families with children.

2.6.4. Properties are re-let quickly and
there are no voids.  The waiting list is
mainly of local people.  House prices in the
area are relatively high.  Two-bedroom
properties are priced between £50,000 and
£60,000; three-bedroom properties are
priced between £70,000 and £80,000.  

2.6.5. The area does not have a bad
reputation, but problems with children are
the most commonly referred to.  Arrears
are among the lowest for the RSL and
abandonment is rare.  People choose to live
there because it is desirable.  Many have
local connections.  A residents’ association
is being formed.

2.6.6. There are some 60 to 70 shared
ownership or Homebuy properties. These
are almost identical houses in different
closes.

• The houses are quite good because all
the fencing was supplied by (the
Association), which I think everybody’s
house in the street, we all had good
fencing and security lights and I think
it is quite a close knit street,
particularly if something untoward
happens, people take notice if they see
someone strange coming out of
someone’s house.  If a burglar alarm
goes off.

• I think the other thing that could have
been done, I don’t know if you noticed
on your way in here, there was derelict
buildings.  You have got the leisure
centre up by here, and the children
can’t walk there because you have got
those derelict buildings and you have
got the people hanging round drinking
and messing around down there, and I
wouldn’t like to walk down there,. But
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if XXX wants to go swimming, one of
us takes them and one picks them up.
If that was knocked flat, it would look
a lot better, it doesn’t look very nice if
it is all derelict.  I think they are
factories.

RESIDENTS’ VIEWS 

2.6.7. Three focus groups were carried
out. 

• The first involved 7 tenants of the
housing association, 

• The second involved 6 shared owners
in Housing Association schemes,

• The third involved 7 full owners of
properties in the adjoining streets. 

2.6.8. The tenants were more likely to be
families with children. The bulk of houses
for rent are three-bedroom houses and
these are allocated to families with
children.  Because the properties have been
allocated in relatively recent years the
maturation has not yet reached a point
where there are households without
children in the rented properties. 

2.6.9. The shared ownership dwellings
are more mixed with some households
without children and at early stages in their
housing histories. 

2.6.10. The owners are equally mixed and
include some elderly and retired purchasers
of properties. 

2.6.11. In each case although properties
are relatively new we are largely talking
about people with long established links to
the area. 

Positive Views

2.6.12. The different groups attending the
Focus Groups generally expressed positive
views about the estate.  

• It is a modern estate with attractive
housing located in a part of Wales,
which has good access to jobs.  

• It is seen as well-connected with the
affluent parts of South Wales, but
having some advantages compared
with higher priced and more
disordered areas.  

• The properties are newer than in
many of the other estates included in
this research project.  

Common Problems

2.6.13. The focus groups identify some
common factors between the three parts of
the estate. There is a general concern
about 

• facilities for children, 

• play-space 

• problems associated with drugs and
crime, especially targeted at children.

2.6.14. Most of the discussion in focus
groups associated these problems with the
housing association streets because these
are the streets where child density is
highest and the problems associated with
play are most pronounced. There is a
tendency then to attribute problems to the
ownership of dwellings rather than to the
differences in characteristics of people
living in them. There is a considerable
amount of stereotyping and labelling
associated with different parts of the
estates.
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2.6.15. In addition to issues related to
children, there are concerns about traffic
and the speed of traffic running through
the estates.  Arguments about the
provision of sleeping policemen or
enforcement of speed limits are reflected in
each of the focus groups. There are also
comments made about 

• estate facilities and problems,

• derelict sites, 

• estate maintenance, 

• lanes linking streets. 

2.6.16. In each of these cases there is a
concern about lack of maintenance and
clear responsibility for the areas.

Accessibility

2.6.17. Although there are comments
about the difficulty of getting to local
facilities without a car, there is general
acknowledgement that there is not a great
distance to local facilities, including shops
and a leisure centre. In general the area is
regarded as attractive and accessible.

Housing Tenure and Tenure Mix

2.6.18. The relatively low house prices for
good quality housing is one of the reasons
why people choose this neighbourhood.
The owners in the estate particularly
emphasise the house prices and
accessibility of house purchase in the area.
They also feel that properties will be easy
to sell. 

2.6.19. Much of the discussion in the focus
group was concerned with the extent to
which purchasers had not realised that
there were Housing Association properties
nearby and the extent to which they felt
that these properties were a source of

problems. Although the general view
appears to be that there were difficulties
associated with the estate, very few felt
that this would affect their ability to sell the
properties. 

2.6.20. The most active concern about
tenure mixing was expressed by elderly
residents whose gardens backed on to
Housing Association properties.  It is here
that the clash of behaviour, lifestyle and
expectations appears to be most
pronounced. The focus group involving
shared owners did not appear to be as
strongly antagonistic towards the Housing
Association neighbourhood and the general
view was a positive one. This is a place that
people want to live in. It is affordable, the
privately owned properties are highly
regarded and shared ownership was seen
as preferable to renting. Although there
were problems associated with proximity to
the rented properties and especially
associated with children, these did not
seem to be of overwhelming importance. 

2.6.21. The most critical remarks were
those about fencing and security lights and
the lack of maintenance of the areas at the
back of properties. The lack of anyone
taking the responsibility for maintenance of
the estate as a whole, appears to be very
significant amongst both owners and
shared owners. 

2.6.22. The shared owners also
commented on the lack of communication
from the Housing Association and were
critical of this aspect of the service that
they got from the Housing Association.
There appears to be some feeling of
unequal treatment in relation to repairs and
the responsibilities that they had to take in
relation for example to fencing and security
matters compared with tenants on the
estate. 
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Tenants’ Views

2.6.23. Tenants in the focus group had a
generally positive attitude towards their
homes, their neighbourhood and their
landlord.  The general view of the estate
appears to be that it is a friendly estate
with friendly neighbours and that it has
been getting better.  The properties were
thought to be good houses.  They were
attractive and the only complaints made
were about their size. It would appear that
three-bedroomed houses with a relatively
small third bedroom, present some
problems for larger families and there is a
feeling that they are cramped. 

2.6.24. There was a general recognition
that there were problems on the estate
associated with high child densities and
places for children to play. Tensions also
existed between established tenants and
newcomers to the estate although many of
these appear to be largely concerns about
whether new tenants will be reasonable
and friendly and fit in. 

2.6.25. There were positive comments
made about local schools, but there were
negative comments made about bus
services, about the removal of local parks
and the lack of local community facilities,
about traffic and the speed of traffic and
the failure to provide speed ramps. There
were comments about the need to provide
garden fences. 

Housing Management

2.6.26. One of the reasons it was felt that
the estate had been getting better was
because the local officer of the Housing
Association did a good job.  There were
positive remarks made about the
responsiveness of the landlord to issues
raised by tenants. The general view
appears to be that the landlord does

respond to tenants, but that attempts to
develop residents’ organisations or
meetings to involve more people in
decisions about the neighbourhood do not
work. Meetings tended to be dominated by
‘moaners’ and are taken over by people
with complaints. This prevents the
emergence of a balanced view of what is
going on in the area. 

2.6.27. Tenants felt that their landlord was
more responsive than the Council.  Being a
Housing Association tenant was preferable
to being a Council tenant, except in that
Council tenants had the right to buy.  From
the experience of the tenants in the focus
group the Housing Association performed
better than Councils in relation to property
repairs. There was a discussion about
buying properties and the reservations
expressed were those about problems of
selling properties once they had been
bought. 

Implications

2.6.28. The overwhelming impression is
one of an area which is improving, where
residents have a positive attitude, where
the poor reputation which some people
regard it as having, is not deserved.  People
will stay because of the links that they have
established, but also because of the good
quality of services and facilities locally. The
area had fewer problems of drugs and
crime while having many of the advantages
of accessibility to the urban centres.

2.6.29. There are some very positive
statements made about the landlord.  

• One view of this could be that they
are merited and there is a real
difference in management input.  

• The other view would be that there is
a virtuous circle: 
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• where properties are attractive and
people’s life situations are less fraught
then they begin to regard their
landlord with some favour.  

• where everything is much less
positive, so are the attitudes to the
landlord.  

2.6.30. While a virtuous circle may exist, it
is fair to assume that some of the positive
attitudes to the landlord are directly
merited by differences in the way that
officers are responding to tenants and the
different capacity they have to provide
what tenants and other residents want.  

2.6.31. There are, nevertheless, complaints
and concerns.  These do not appear to be
as strong as in other areas.  The concerns
about play space and about crime and
drugs are familiar ones encountered in
other focus groups.  They are expressed
strongly, but there is a difference in the
flavour of these concerns and it is does not
appear that they are such overwhelming
problems.

2.6.32. Perhaps the most consistent
concerns are expressed about areas on the
estate where responsibility is ill-defined.
This particularly relates to the back lanes
and to routes through the area.  There is
an agenda, which emerges from the case
study, which is about clarifying control of
the margins of estates and of the whole
area.  While landlords’ responsibilities may
be very clear, the certainties about who
should look after back lanes, lighting of
routes through the estate, and some other
issues is less clear.  Some of this may relate
to the Local Authority’s interest and
willingness to invest in the area, but there
does appear to be a more general issue
about lack of clear responsibility for
particular issues.  

2.6.33. The other issues raised by these
focus groups relate to the relationships
between different tenures in a mixed
tenure estate. 

• The most negative views of the area
are expressed by owner-occupiers 

• Shared owners are more likely to
offer critical views than are tenants.  

• There is some feeling of antagonism
and stereotyping between different
tenure groups.  

2.6.34. Some of the expressed
antagonisms arise from different household
structures.  

• Tenants are much more likely to be
families with younger children. 

• The home owners and shared owners
have a greater diversity of household
types.  They are at different stages in
their housing career and have
different concerns. 

• Some of the concerns expressed by
home owners appear to be
exaggerated and may again reflect a
lack of real communication with
tenants and communication with the
landlord.  

2.6.35. There may be evidence here of a
need to be involved in managing the estate
or neighbourhood as a whole and
developing some activities which cross
tenure boundaries.  

• Shared owners generally feel that the
housing association which owns a
share in their property is remarkably
uninterested in the property or their
part of the estate.  While it is not
clear that they would welcome more
intervention, they certainly comment
upon the lack of interest shown by
the landlord. 
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• Equally, home owners comments
upon the lack of concern of the
landlord for the estate as a whole.  

2.6.36. Again, some of this relates to
issues where there is a lack of clear
responsibility and there is an expectation
that the housing association should be
responsible and involved in things which
there is really no reason for it to become
involved in.  Some better understanding of
roles and responsibilities might assist in this,
or it may be that these kinds of tensions
and differences in the view about
responsibility are inherent in mixed tenure
neighbourhoods.

2.6.37. Three other points are worth
commenting upon.

• Firstly, this is an estate at an early
stage in its life cycle.  It is relatively
newly-built and the way that the
housing allocations system works,
given the size and types of properties
available, means that the rented
properties in the estate have a
relatively high number of children
living in them.  This is likely to
continue to be the case for some
time.  However, the issues on the
estate will inevitably change as
children get older and the population
changes.  Some of the differences
between this estate and others relate

to its stage in a cycle of change as
well as to differences in the quality of
properties or of management.  

• Secondly it is evident that the estate
is one for which there is a high
demand.  Some of the interesting
comments made in focus groups
relate to the extent to which residents
believe that the housing association is
carrying out an effective vetting
policy and selecting tenants.  This is
in some striking contrast to the views
in other estates where demand is low.
There is a tendency then to assume
that the difference in selectivity
reflects the selection processes
adopted by the landlord rather than
reflecting the different levels of
demand.

• The third issue raised in these focus
groups relates to attitudes to home
ownership amongst tenants.  Tenants
who are positive about the area and
do not want to move see the
advantages of owning property.
However good the management of
the area is and however satisfied they
are with different aspects of their
property, there is still a preference for
house purchase. 
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THE ESTATE 

2.7.1. The Estate is built some two miles
outside the town centre in a disused
mining area and next to an older and less
attractive run-down council estate. It is
located on a hill and there is little or no
demand for housing in the area. 

2.7.2. The estate was built in the late
1970s on what was, at the time, the largest
housing association site in Wales. Although
the local authority did not feel there was
sufficient demand for housing in the area
there was a belief that local employment
would expand and 313 properties
(including 130 flats). When it was
completed in the early 1980s, 80% of the
properties were void. The estate has
consistently been regarded as difficult to
manage.

2.7.3. In recent years a sustained strategy
by the housing Association has been
designed to make the estate more
attractive and the demolition of 120 flats
has changed the nature of the estate
considerably.  These flats were always the
most difficult properties to let.  They were
mainly two-bed flats and tended to be let
to young, single people.  There were
considerable problems of drugs and crime
associated with the flats.  Their demolition
has left an estate of about 200 properties,
mainly family housing.  There has been a
considerable amount of money (£2-
3million) spent on refurbishment of houses
and the environment. Nearly all of the
remaining properties are three-bedroom
properties.  There are still about 12 flats,
but they are more in the centre of the
estate whereas previously they were
located on the edge of the estate.  The

area where the flats were located is now
grassed over.

2.7.4. Since these initiatives, the estate
has settled down.  Properties are no longer
boarded up when they are void and there
is considerable stability of population.
Turnover rates are relatively low.  However,
there is no waiting list and demand is still
patchy.  There are constant voids.  

2.7.5. There was an active tenants’
association when there were problems on
the estate, but it has been difficult to
sustain this.  A recent meeting was
inquorate with only seven people attending
and steps are being taken, reluctantly, to
dissolve the association.  The
neighbourhood office remains on the
estate, but is regarded as having has served
its purpose and is no longer needed.  It is
open on a part-time basis and is unlikely to
be continued.  

2.7.6. The area is no longer as isolated as
it was.  There is new private housing built
next to it. There is one neighbourhood
shop and a pub and a good bus service.
The area generally suffers from declining
employment.

2.7.7. When comparing this estate with
other areas, the property mix is seen as the
key.  In some respects it has a better
location than other areas with the same
distance from the town centre but the high
proportion of flats has created problems.
The property mix affects the characteristics
of new tenants. The majority of the
population is aged between 35 and 54 year
olds. Three-bedroom houses are not
allocated to a family without children and
very rarely to a lone parent family.  The
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estate is usually carrying four or five voids
at any one time.  Applicants tend to have
family links with the estate and there is a
substantial group of long stayers (58% of
the residents have lived on the estate for
between 11 and 20 years). The Right to
Buy has been quite active.  Turnover has
been about 10% in the last twelve months
- this is a significant change since
demolition. 

2.7.8. There were crime problems in the
area and various organisations have had
projects in the area.  The crime problem is
now regarded as having been overcome.
Three or four years ago the estate was
seen to be one with the greatest problems.
It is not seen that way now. Crime and
drugs problems have given way in terms of
complaints to speeding traffic and parking.
Today’s issues are environmental rather
than the management problems of the
past.  

2.7.9. The strength of the area now is that
people have made it their home.  The
housing association has spent money on
what tenants wanted and the people have
rewarded them by staying on.  There is
now low crime and vandalism.  There are
currently four voids and no waiting list.
People leaving the estate go to private
renting or to council housing rather than to
house purchase.  

• I mean I wouldn’t want to move
anywhere else, everybody knows
everybody and looks out for everybody,
I wouldn’t move.  Years ago I was
considering moving but not now.
Compared with other places only for
the fact that there’s little transport,
there’s only one shop, in fact there is
nothing for us to do but I wouldn’t
move.  We do take some pride in the
estate.

• The housing is better.

• They are lovely houses.

• I have thought about moving because
of those reasons but in the end I think
the benefits of living here outweigh the
reasons to move.  The benefits for me
are I like living on the edge of a fairly
large town with Brecon Beacon there
and it’s convenient for me although I
work in Cardiff, to travel, one mile and
it is dual carriageway all the way.  So it
fits in with my lifestyle.

• Obviously we’ve all lived here a long
time and we know each other and
when they start putting the bad apples
in it starts causing rifts.

RESIDENTS’ VIEWS

2.7.10. Two focus groups were held on the
estate. 

• The first involved 7 residents who had
been living at their present address
for more than 6 years. All of them
had children under 16 years of age
living with them. This was
predominantly a group of women
with only one man involved. The
number of children in these
households ranged from 1 to 4. Most
of those in the group were not in
employment. One was a full-time
student and one was working full-
time. Some of those included in the
group had lived at different addresses
on the estate and had moved on a
number of occasions. Others had
relatives living on the estate, or had
previously had parents living on the
estate. The group as a whole had a
long experience of the estate.

• The second group included 10
individuals and there were 4 men in
the group. These were all people who
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had lived at their present address for
less than 6 years and, in many cases,
they were very recent movers to the
area. Again these were all households
with children in the family and they
were more likely to have very young
children. 

How the Area has Changed

2.7.11. The initial impression from the
focus groups is that the more recent
movers to the area had a more positive
view than the longer established group.
The recent movers were more likely to
make comparisons with places that they
had previously lived in or were familiar
with, while the longer established group
were more likely to reflect upon the way in
which the estate had changed over the
period that they had lived there.

Views of the Estate

2.7.12. Leaving aside this difference in the
way that people discussed the
neighbourhood, there was a general
tendency to identify the estate as more
desirable than council estates in the area.
Beyond these general views about relative
attractiveness, there were some
disagreements amongst those in the focus
groups about where housing associations
and the estate fitted, in comparison with
other tenures and other estates. Some
comments related to the private rented
sector, other to council housing, other to
housing associations more generally and
others to owner occupation. 

Attitudes to Tenure

2.7.13. There were also some
contradictory statements about the right to
buy and whether ownership would make
any difference on the estate concerned.

Some were concerned about problems of
reselling the property. Others could see
advantages in the property. Perhaps these
differences in emphasis perhaps explains
the apparently contradictory views about
staying on the estate when there were
critical views about the nature of the
estate.

Future Plans

2.7.14. Critical views were not leading
people to want to leave the estate and
there was a general tendency to expect to
continue to live on the estate. Some of this
was expressed in positive terms associated
with friends, neighbours and relatives in
the area and familiarity with the estate or
with the high quality of the housing. Some
other comments related to the problems of
moving on from the estate, or finding
anywhere better. These latter views could
be regarded as more statements of
resignation than of choice and preference.
However, it would be wrong to overstate
this aspect. These general views of the
estate and the tenure are not
unambiguous.

Positive and Negative Aspects

2.7.15. Residents have positive attitudes
towards certain dimensions of the estate
and the neighbourhood. But alongside
these there are very serious criticisms and
complaints. The more positive statements
relate to the dwellings themselves. There
are also positive statements made about
how the estate has been improved and
about investment in properties over recent
years. The longer established residents, for
example, express very clear recognition
that properties have been changed for the
better over the period that they have lived
there. 
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2.7.16 Those attending the focus groups
also tended to refer to the friendliness of
the estate and of neighbours. The
comments indicate some degree of social
cohesion and community identity and
community spirit. In all these areas
however, alongside the positive statements
there are negative ones which are often
cross-cutting. They do not directly
contradict the positive statements, but they
also reflect the ambiguity of attitudes in
relation to properties.  This comes across
most strongly in relation to repairs.  While
the properties are generally good, there is a
feeling that the landlord is insufficiently
responsive to individual preferences about
the property and is slow to respond to
remedy things that tenants feel are
defective. There are also some strong
reservations over faults in the properties
themselves and the pattern of
improvement work carried out to change
the estate.

Demolitions

2.7.17. One of the most visible changes in
the estate has been associated with the
demolition of the flats in the area. But
there were different views about this. Some
residents felt that the flats had not
themselves been a problem and felt that
other solutions could have been adopted.
However, this view does not seem to be
widely shared. 

2.7.18. There is a more general concern
about the large, empty site, resulting from
the demolition of the flats. There also
appear to be views that this is undesirable.
Perhaps these views connect with
statements referred to below about the
need for community facilities and a
community centre. 

Resident influence

2.7.19. These comments also connect to a
general sense of a lack of say in what
happens on the estate as a whole. Some of
the comments related to this are most
strongly focused upon the local authority.
The clearest examples relate to the
willingness of the authority to listen to
proposals relating to traffic calming within
the estate. The overwhelming view
expressed is one of an inability to influence
the local authority.

2.7.20. Some of the same concerns are
expressed in relation to the housing
association. Residents comment on the
extent to which they are surveyed, but not
listened to and they express a feeling that
landlord employs disingenuous strategies to
fend off complaints and suggestions for
change. There is a view that the statement
that nobody has ever raised this before, is
not a credible one and reflects the
tendency of the landlord to want to appear
to be concerned, while in reality is not
concerned. 

2.7.21. No doubt some of the views
expressed by the residents in relation to
this are not accurate. However, they do
reflect the feeling of the residents that they
are not given sufficient priority. For
example, residents do not understand why
the office on the estate is not open to
tenants for a longer period than a day.
They are unclear about what service
charges are for. They feel that although
there have been improvements in
properties, the rents have always gone up.
Why should improvements in service
always be associated with increases in
rents? The landlord is not felt to be
sufficiently a champion for the
neighbourhood or its residents and there is
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some cynicism about the landlord’s
newsletter, which rarely says anything
about the estate and presents images of
other estates which appear to be much
more attractive. 

2.7.22. All of these factors accumulate into
negative views about the landlord and the
local authority and the way that the estate
is managed and prioritised. 

Neighbourhood Problems

2.7.23. Moving beyond this agenda, many
of the most serious problems identified
relate to crime, neighbour nuisance, the
behaviour of people on the estate, traffic
and failures of other agencies in relation to
policing and other services.

2.7.24. If friendliness and neighbourliness
is identified as an important asset of the
estate, it is also balanced by concern about
unfriendly and unneighbourly behaviour.
The impression arising from this is of
fragmentation and fractures within the
community. Some of the comments about
policing and reporting of crime and
nuisance on the estate, also indicate real
tensions between different groups on the
estate. There is also a concern about the
lack of sensitivity of the police and other
agencies to these problems.

Lettings

2.7.25. Some of the concerns expressed in
this area relate to residents’ views that the
housing association and the local authority
are insufficiently concerned about the
selection of tenants for the estate. The
longer established tenants believe that the
processes used to select tenants are no
longer as rigorous and taxing as in the
past. Whereas in the past, there was a long
waiting list and references were required

before someone would be housed on the
estate. The view was that this was no
longer required. 

2.7.26. This view is not shared by the
more recent residents on the estate. They
had had to provide references and
regarded the process of obtaining housing
now as testing. There does seem to be a
difference between longer established
tenants and newcomers which perhaps
simply reflects the difference between
these two groups, rather than any real
difference in processes of allocation and
access to housing. Perhaps implications are
more about the lack of knowledge and
understanding of how decisions are made.
Lack of information, rumours and
inaccurate information are likely to fuel
unhelpful theories and attitudes. At the
same time, it is not clear that there are any
solutions to this. Differences in information
and understanding will persist whatever
action landlords and others take to provide
information.

Implications

2.7.27. This is an estate which has
benefitted from major landlord led
initiatives and some of the issues raised are
about sustaining such initiatives or
following them up.  While conclusions
could be drawn that new initiatives should
be undertaken to involve tenants more in
the management of the estate and to
provide better information, tenants
themselves are not identifying this as a key
element. Some of the issues raised
particularly relate to the isolation and
location of the estate. When asked what
things would make a difference they refer
to concrete provision in relation to
community centres, transport services and
repairs and maintenance. There is a feeling
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that the landlord should be more involved
in issues to do with neighbour disputes.
The expressions of inability to deal with
difficult tenants are not sympathised with
by those who are experiencing the effects
of this. 

2.7.28. There is a frustration among
residents unable to themselves maintain
social control and the environment that
they feel is appropriate, but finding that

the agencies which they feel should help
them, are unable to do so. The police, the
local authority and the landlord are all
unresponsive and ineffectual in residents’
eyes. There is the lack of an effective
champion which will take the responsibility
for dealing with problems. The general
feeling is that it is bad behaviour that is
rewarded.



INTRODUCTION

3.1. This Chapter draws on material
from each of the estates referred to in the
study and identifies key themes and issues
emerging from the views expressed by
residents. The research project provides
evidence of consistent concerns felt by
residents. There are common processes
affecting public and social rented housing
and the estates where this housing exists.
At the same time this study demonstrates
that if we are to better understand
residents’ views of public sector housing,
and develop appropriate responses to these
views, it is essential that we recognise the
diversity of circumstances within the sector.  

A DIVERSE SECTOR

3.2. The data referred to in the
previous Chapter of this report
demonstrates the very different estates and
properties which comprise public sector
housing in Wales.  Some of the elements of
this variety are associated with:

• different landlords – local authorities
and housing associations (RSLs)
operate in different ways but the
variation within each of these
categories is also substantial; 

• different types of property – purpose
built accommodation is of different
types and built at different times and
to different standards.  It has been
unevenly maintained and modernised
and some properties which were once
regarded as desirable are now
unpopular and some are in poor
condition.   The housing stock in the

social rented sector also includes
acquired properties where the original
construction standards and
subsequent maintenance differs yet
again. 

• different estates – the size design and
facilities on estates varies
considerably.  In some cases local
facilities such as shops have closed or
are very limited.  There are different
issues associated with traffic and
parking problems, open spaces and
back lanes.  Distinctive problems are
often associated with parts of estates
– for example, parts which have
different property types or sizes and,
perhaps associated with this, different
rates of turnover and population
characteristics. There are also
differences associated with the extent
of mix (tenure, property size and
type) on estates.  

• different locations – the social rented
housing stock in different parts of
Wales is affected by different patterns
of economic and social change and
within any district there are different
advantages and disadvantages
associated with different locations.  

• different histories – estates have
reputations which reflect when they
were built, where the first tenants
came from and the reputation that
was established at an early stage.
The different images of posh areas
and slum clearance estates remain
and continue to influence behaviour
long after they were first established.
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CHANGING TIMES

3.3. The dynamic processes on estates
relate to the working through of a variety
of processes over time.  Most strikingly the
case study estates are at different stages in
their development.  

• Some are relatively newly built and
their population structure and
reputation reflects this.  They have
relatively few elderly people on the
estate, populations are more
homogenous and in one case the
mixed tenure nature of the original
development has an impact on the
perception of the neighbourhood.  

• At the opposite extreme we have
estates which are at a late stage in
their development.  The pre-war
housing estates in this research have
very different characteristics.
However, they are all affected by
their histories.  In one case, the
longstanding reputation of the estate
is associated with its early role in slum
clearance.  The reputation of the
neighbourhood as one housing
people with little or no housing
choice was established as soon as it
was built.  Such estates are often
regarded as ‘rough’ estates or estates
housing the ‘undeserving poor’.  They
have a strikingly different reputation
to the ‘high status’ or posh estates
which affluent working households
sought to obtain housing on.  Again,
there is an example in one of the case
studies here of the extent to which
this original high status reputation has
continued to affect an estate.

3.4. The case studies included in this
research emphasise the very different
factors at work in different places.  There

are different combinations of circumstances
which are associated with different
economic, social and housing
circumstances.  

3.5. An essential initial difference
relates to the extent to which estates have
been affected by economic restructuring.
We have examples of estates which served
particular parts of the economy, especially
those related to mining and manufacturing.
Where the closure of pits or other
dominant sources of employment has
occurred this may leave estates
disconnected from mainstream economic
activity.  They are relatively isolated from
places of employment and the employment
communities that they used to serve are no
longer as strong as in the past.  

3.6. The history and reputation of
estates is one of the strengths or
weaknesses which affects both residents’
attitudes, income within them and the
demand for housing within these areas.
They affect the social and economic
circumstances within the estates and the
ways in which these estates function in
terms of social networks and other aspects.
The estates with the highest levels of
empty properties and greatest difficulties in
letting properties include those in areas
where the local economy has declined
most.

3.7. In contrast to estates which have
become disconnected from their local
economies, there are estates which, in spite
of economic restructuring and a change in
local employment, have not become
disconnected from employment.  Changes
in the economy have meant that there are
still opportunities for employment.  These
may be in different sectors of the economy
but these estates have not become so



58

The National Assembly for Wales – Tenants’ Views of Social Rented Housing

disconnected from housing demand
associated with local employment or
accessibility to places of employment.  

3.8. The risks and opportunities
associated with estates relate to more than
changes in the economy.  The extent to
which areas are disconnected also relates to
transport and accessibility.  Nor is location
in relation to employment the only factor
affecting demand.  Access to schools and
shops are crucial elements for sustainable
estates.  In some cases the easy access to
supermarkets in a wider area has helped to
undermine local shopping facilities.  Decline
in incomes and populations also affects the
demand for these kinds of services.  While
more affluent groups are able to make
journeys to shops by car, those who are
more dependent upon local services have
seen a significant decline in the quality of
these services.  

3.9. Some of the estates with poor
quality estate based services are located
next to popular private housing schemes.
The quality of schools and some other
facilities is no doubt enhanced by this.
However, local estate based services such
as shops and services such as public
transport do not seem to be affected in the
same way.  The purchasers of owner
occupied housing nearby are less likely to
make use of estate based facilities and of
public transport and the factors
determining the quality of such local
services are not enhanced.  This appears to
be in some contrast to educational facilities.

3.10. While there is a difference related
to individual estates, it is apparent from
this research that the location of estates in
a belt of relative affluence, where
economic and employment circumstances
are on the upturn, reduces the likelihood of
problems and presents more opportunities.
The most severe difficulties are experienced
in those estates which are furthest from the
opportunities created by economic change
and this is reflected in the attitudes and
expectations of residents.  In developing
policies for public sector housing it is
essential to take account of the extent to
which areas will continue to experience low
demand because of their economic
circumstances and their location related to
economic opportunities.  There is a greater
opportunity to resolve some of the issues
identified by residents in areas where
economic opportunities are greater.   In
other areas regeneration policies are an
essential element in creating a sustainable
environment for housing.

3.11. The case studies included in this
research demonstrate the importance of
other factors associated with time. For
example, changes in the quality and
condition of housing and processes of
housing obsolescence are apparent. 



HOW ESTATES HAVE CHANGED

• I used to like it up here, it used to be a nice
estate to live on but not any more.  I came
up here when my youngest son was a baby
and I had a flat and it was a lovely place to
live, but now everything has gone down hill.
Everywhere you walk there’s boarded up
houses and flats and windows smashed.

• You have good and bad here but it seems
that it has gone drab looking to what it was
16 years ago.  The drugs have got worse, the
litter has got worse.  As soon as an empty
house is there it’s like a litter dump.

• I find it goes through stages.  It goes through
a couple of years of being a nice place, and
then a couple of years of being terrible with
the kids.  I think it is the different
generations.  When they get to a certain
age, I mean, I live on a corner house and we
have children hanging around.  And you
might have a few years where they are not.  

• Well all the neighbours, I am the oldest now,
and my responsibility to my children, they
have gone off and married, and the people
used to live there before, I used to go to
their house, and they used to come around.
But now there is so many new people in the
houses, new neighbours with very young
children, it is totally different.  You don’t go
in to their houses.

• .........there is still a few people, older
people, you can talk and go to their house,
but the younger ones more or less keep
themselves to themselves, they have their
own crowd you know.  It is the older people

you can talk with.  You really can’t talk with
the young ones, they very often don’t answer
you, or they look at you as if you were, you
know.

• When we moved to where we were we had
four children with us and we were one of the
only people on the street with a family, a
young family, although they were family
houses the families had grownup like this
lady's and the children had gone, so it was a
street of elderly people, shall we say.   It was
a lovely quiet street for us, I don’t know how
the neighbours felt, because we moved in
with children, and I think you could tend to
forget what it is like with children.  It was a
family estate and they are built for families.

• This lady would remember before this estate,
before these modern houses came, are these
35 years ago, 30 years ago, so this was the
quiet part them because that was all fields.
And they were families growing up.  And a
lot of them grew up at the same time.  Now
the families move away and it gets quieter,
then they put a family with children in, and
there is a new estate up here. So it is a
matter of time and it does decay.

• You have to be honest it isn’t just (the
landlord) that have created the problems
down here.  I mean the private landlords in
our street as well they put anybody in these
houses to get the rent and nine times out of
ten the people down our street are private
and they usually move from that property
into a (the social landlord).
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PROPERTIES

• I tell you what really pissed me off I went
to see quite a few properties and you go
into a property and you could see that
whoever had been in there had tried to
decorate it nicely, but the Council just
come in and rip half of the wallpaper off
for no reason, so when you come in you
have to redecorate it.  That’s why you
get the £100 that doesn’t go anywhere.

• I spent over £2000 on my place and it’s
all falling off already because the
condensation has ruined it.  I’ve given up
and now I’m just going to paint all over it
because there’s nothing else I can do.

• This ladies house that I lived in if you’d
have seen it before you’d have turned it
down, it was terrible, it had the old sash
windows that never shut, they were shut
with six inch nails, if you cleaned them
the putty fell out and the whole windows
shifted out, there was damp on the walls,
the skirting boards had rotted away,
doors were falling off, it was a pig sty and
trying to get the Council to do anything

for you, they would come and stick nails
in.  but last year they suddenly moved us
all out, moved me to a new house, one of
the totally refurbished ones and have
done the whole street of them up.
Which is good.

• And I have got damp coming in through
my window in the bedroom, in the living
room, in the bathroom and in the kitchen
and they still say there’s not enough
money to put new windows in.

• You get damp on the walls and the
plaster is falling off because of
condensation.

• I’ve got a hole in my kitchen that was in
there when I moved in in February and is
still there now.  There’s basically a hole
and it is crumbling away and you know
the door frame, it shows how damp it is,
the door frame you can push it like that
because it is so wet and when we had all
that bad weather at the beginning of the
week my kitchen flooded because it all
came under the door, I went down and
was told it was not a priority.
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• The most obvious examples in these
case studies relate to older terraced
housing where the design and layout
of properties ceases to be regarded as
suitable.  

• Some of the most adverse comments
about properties relate to particular
dwelling types as well as to histories
of maintenance and repair.  

• Property types and areas which were
considered to be desirable do not
remain desirable for ever.  Aspirations
and expectations change over time
and properties which were once
regarded as modern and desirable
begin to appear second best.  

• This appears to particularly affect
flatted accommodation and non-
traditional construction types.  

• It also relates to dwelling size. The
problems associated commonly with
one bedroom flats could be seen to
be nothing to do with the properties
but rather to do with who lives in
them.  However, the reason why such
properties are predominantly
occupied by young single males is
because such properties are not seen
as desirable by other groups.  They
do not provide the package of
housing services which are considered
suitable by those with more choice.
In this sense they are regarded as
obsolete dwelling forms by much of
the community. 

3.12. There are other ways in which the
passage of time affects perceptions of the
adequacy of estates.  One example relates
to parking facilities.  Estates which were
designed before motorcars were regarded
as a normal commodity for households to
own are often not easily adapted to

provide parking for cars and road systems
are not well adjusted in terms of safety.
Estates which would have been seen as
well designed in one time period have been
affected by changing patterns of
consumption and behaviour.  

3.13. All of the estates included in this
study are being affected by a variety of
processes which are still working they way
through.  

• Population change and turnover is
associated not just with economic
change or the processes of housing
obsolescence but also by
demographic change and the ageing
of the population.  

• The concentration of children and
young people on estates reflects
cohorts of children and processes of
growing up.  

• There are phases in the life of estates
when there are particular problems
associated with gangs and these are
followed by periods in which such
problems are not so apparent.  

• They may be succeeded yet again by
another phase in which gangs are
more apparent.  In the same way
there are phases of relative stability in
population and phases in which there
is a high level of turnover and
movement.  

• There are also phases in which
populations are relatively
homogenous and phases in which
there is greater difference and
polarisation within the community.  

• In most of the estates included here
the ageing of population has resulted
in a greater degree of age difference
and polarisation in lifestyles and
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behaviour than is true in the past.  As
the early cohort of tenants has aged
so the relative similarity of ages
associated with the early allocations
to estates has begun to breakdown.  

• There is a wider age and social
difference on most of these estates
today than there was in the past.  It
could be argued that this is bound to
create tensions.  Long established
tenants will find an increasing influx
of younger people upsets what they
begun to regard as the norm on
estates.  

• Suspicions and antagonisms are not
just associated with newcomers and
established residents but with an
actual difference in age and social
and household circumstances.

RESIDENTS IMMEDIATE
CONCERNS

3.14. Against this background, there are
a considerable number of current concerns
identified in this research.  These can be
listed briefly and under three headings:

People

• Drugs and drug abuse;

• Crime and anti-social behaviour; 

• Different and irregular lifestyles and
behaviour which is disruptive or
threatening;

• The lack of facilities for children and
young people and consequences in

terms of their behaviour;

• Polarised age structures;

• Conflicts between new residents and
others.

Properties

• Empty properties;

• Obsolete properties;

• Flats (especially one bed flats);

• Neglect of properties and poor
conditions;

• Poor repair services;

• Concern about particular enclaves or
parts of estates with distinctive
property problems and consequences
arising from this;

• Concerns about possible rent
increases.

Resources

• Isolation and lack of access to jobs
and a range of facilities;

• Lack of local employment;

• High transport costs and infrequency
of public transport;

• The limited range of local shops and
the high prices in these shops;

• The poor quality of estate
maintenance and services;

• The level and effectiveness of
policing.
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DRUGS AND CRIME

• Drugs, on the whole are a new thing, you
know, a new thing, but these estates
were the same before drugs came on the
scene.  I have got to say it, people
themselves have got a lot to blame for,
all type of people.  The older people,
myself included, I have lived, three
generations of children, they don’t get
any better.  And it can’t be just down to
schools, parents have a lot to do with it.
The parents have got to take control of
the children, before you go any further.

• There is a lot of crime, always crime.

• If you see somebody doing something you
wonder if you should say something,
phone the police, you don’t want
retribution.

• The older people who live in the street,
the people who have been here for years
and years are too frightened to do
anything.  If you aren’t afraid to report
somebody and you report them and they
find out then that’s it.  They will steal
your car, they will put a brick through
your window.  So people just go in and
shut their doors and pretend that it’s not
going on because they are too scared to
do anything. 

• people were too scared to report them.
What is going to happen to your house?

• people won’t report them for the simple
reason that if you do you will get a brick
through your window and they will smash
you car if you have got a car. Like you
report incidents and the Police just laugh
at you, they just laugh.  I have been
broken in round about 10 times.  I had

me car broken as well, two cars, and you
know, it is just, your insurance is going
higher, and higher, and higher, same as
your property insurance, that goes higher,
and higher, and higher.  And you can’t
afford to pay it, because of people like
that.

• There is nothing for teenagers, from 13
to 16, they have got nothing to do.  So
what they are doing, they go in to the off
licences, buy cans of lager, bottles of
cider.

• What keeps me here is I have family
living on the estate and don’t get me
wrong the good times do outweigh the
bad, there are more good times but it is
the bad times you remember.  I mean the
quality of housing we have got a good
quality of housing compared to where I
used to live in London, I mean my friends
would be dead jealous if they saw what
I’ve got. Unless you can drive which I
can’t, you can’t rely on the buses because
they are always getting taken off because
of the vandalism, we didn’t have a bus
service after 6.00pm until a couple of
months ago last year because they
refused to send a bus up because certain
kids were going on the bus robbing the
bus drivers and throwing cans off the bus,
getting on drunk and taking drugs.
Everyone else has got to suffer.

• In our street now there must be three or
four junkies living there.  And it has got
to the stage now when we don’t
complain, we just don’t complain any
more.  You go to the Council and they
won’t do anything about it.  It is
supposed to be confidential but how do
they find out that you have complained?
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LOCAL FACILITIES AND SERVICES

• Years ago they used to have shops, a fish
shop, butchers.  

• And there used to be a fruit and veg
shop.  All this was all shops.

• (The Shops) have started shutting early.

• And they charge you top price because
it’s the only one.

• Yes.  You’ve got to go unless you go to
town.

• It’s the only shop around here so they
can charge.

• It was open from 7.00am to 10.00pm,
and now it is only open 8.00am to
6.00pm.

• Well there’s nothing for the kids, and
people do wonder why the kids turn to
drugs, but when they have got nothing
else to do they just turn to drugs.

• It is not so much the kids, people don’t
seem to have anything to do.  There is
nothing here.  All there is is one small
club.  You get ten people in there and it
is absolutely crowded.  I know that
because I used to help run the football,

the football team, the youth side, and we
had a do down there one time and I think
we had half the team in there and that
was it.  There are three rooms,
something like that, and it is so small you
can’t do nothing.  And as for amenities
for kids, all they have to do is smash
windows or burning cars.  Literally that is
all they seem to do.

• I am in a cul-de-sac and there are loads
of kids and all they do is fight.  They have
nothing else to do.  If they are playing
football in the street they will have a
neighbour complaining the ball is going in
their garden or hitting the car.  There is
nowhere else they can go.  They are not
on the school fields, there is no green.

• It is a good location for schools, very
close to town.  We have got local shops
that are quite good.  So I actually quite
like the area.  We are perhaps in a bit of
a secluded part of the neighbourhood and
we are down a little cul-de-sac off a cul-
de-sac and so any, the only children that
are around on our street are the children
of families and at the moment they are
all quite young and they make a bit of
noise, but that is all.
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Deteriorating Conditions

3.15. There is a general feeling amongst
residents that areas that they live in have
deteriorated.  These views are particularly
felt by older residents who tend to reflect
upon what may in reality be a romantic
view of the past.  Other residents do refer
to long established problems on estates.
Not all residents regard gangs and
problems with young people as a new
phenomenon.  Not all imply that there
were no problems of disorder, of
drunkenness, of fighting, in
neighbourhoods in the past.  At the same
time the continuing attractions of some
estates for residents on them belie the view
that they have declined to a point where
they are no longer attractive places to live.
Nevertheless, there is a dominant discourse
which emphasises deterioration:

• a deterioration in the condition and
quality of properties; 

• a deterioration in the maintenance
and appearance of the
neighbourhood itself; 

• a deterioration in behaviour and
especially to issues of crime, anti-
social behaviour and drugs; 

• a deterioration in the quality of local
facilities, shops and transport; 

• a deterioration in facilities for children
and young people.  

3.16. Declining economic opportunities
for local residents is a strong and
continuing theme in most areas and
tensions between different groups of
residents, between newcomers and
established residents, between older and
younger residents, between unruly youths
and older people are common themes. 

Resources

3.17. The case studies completed in this
research provide significant evidence of
major strengths associated with estates.  

• Most of the properties on estates are
regarded by residents as of good
quality.  Some of them have not been
maintained to the standard that
people would want but in terms of
space, standard, size and facilities
these are better properties than exist
elsewhere.  Again, there are some
exceptions.  Smaller properties, older
properties and flatted accommodation
are less likely to be regarded as
desirable but these are the exception.  

• There is considerable evidence within
the discussion groups of people with
strong attachments to the area and of
strong family and friendship groups
within estates.  There is social
cohesion and effective internal
networks operate within estates.
Households are supported by family
and community in many cases.  This
is most likely to apply amongst longer
established residents and is most
commonly referred by older people or
families with children at school.
However, a considerable number of
recent tenants have also moved to
these estates because of the family
and friendship links they already have
on estates.  The support networks are
not only available to longer
established tenants.  

• In addition to these factors residents
particularly refer to the security of
tenure associated with public sector
housing.  These issues are discussed
more fully  below in relation to
housing tenure. 



YOUNG PEOPLE ON ESTATES

• No matter how long the estate goes for,
if there is nothing for the kids to do then
it is going to stay the same.  The children
come out now and have nothing to do,
and progressively it will get worse.

• The teenagers have started to go out and
hanging out in the streets now, and the
younger ones who are growing up will
follow.

• Police presence is sadly lacking.

• So over a period of 30 years, for me, I
have seen a big difference.  It is not so

much, yes they still go in gangs, because
I walk the streets, so I know they are
there, and there are certain points, one
is at the terminus, that is where the flats
are, opposite.

• I am happy with the house, and location.
But it is the problem with teenagers.
What happens in the open and driving
round, and the younger children are going
to be influenced by the teenagers.  

• I think the teenagers will spread their
wings and go.  The ones that are coming
behind them are the problem.
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FAMILY AND COMMUNITY

• At least on this estate we know
everybody.  If you moved to another
estate you’ve got to get used to
everything again.  It is a new area and
you don’t know everything and it is hard. 

• I am originally from this way, and I know
everyone. 

• Saying that though for the people that
are moving up here they most probably
find it hard.  It is friendly people up here.
It is like the lady who moved next door to
my mum, we heard things but my mum
will still give her things for the children
because that’s what we are like, we are
friendly, it is not like we don’t want
nothing to do with you. 

• We have been here all our lives.  I love
the place, I will never move from it.  It is
home.  This is my home, I have been
brought up here.  

• It is just I have been brought up here, I
have lived in the same area for 28 years.
So I will never move.

• A lot of people in …… have got kids and
families of their own now, so it has
quietened down a lot.  Any problems you
get are the usual ones, and fighting kids,

and 13 and 14 year olds hanging around,
things like that.  It is not really that
much hassle.

• My partner’s mum and dad live here and
she’s lived here all her life and she
wanted to stay up here…..It didn’t
bother me really as long as people keep
away and do their own business.

• I think that’s the same in all small
communities.  They’re a bit funny with
outsiders. People are generally all right
when you get to know them, they’re just
a bit weird at times.  

• I mean I wouldn’t want to move
anywhere else, everybody knows
everybody and looks out for everybody, I
wouldn’t move.  Years ago I was
considering moving but not now.
Compared with other places only for the
fact that there’s little transport, there’s
only one shop, in fact there is nothing for
us to do but I wouldn’t move.  We do
take some pride in the estate.

• At the end of the day, why we don’t move
is because we’ve made our homes, I have
and I know a lot of you have spent small
fortunes on your homes and your home is
your home.  You shut your front door and
you can leave all the problems outside
but we do need more on this estate. 
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Resources at risk

3.18. The resources identified by
residents are often regarded as at risk.  The
dominant view in the focus group
discussions was that estates had
deteriorated in recent years.  The things
that residents valued and that led them to
move to the area and not to move on were
increasingly at risk.  

• There are concerns that economic and
social changes affecting estates are
introducing a degree of disorder and
damaging the reputation of areas to
such an extent that the strength of
community is being undermined.  

• There are concerns about the reputation
of the tenure and of the estate.

• There are concerns that the condition of
properties and the lack of economic
opportunity in areas is putting at risk the
continued attraction of the
neighbourhood to local people and
those with long established links.  

• Some of those expressing strong
attachments and having strong networks
in neighbourhoods indicate that they
would move elsewhere if problems
become significantly greater.  

3.19. The resources which benefit these
neighbourhoods are not fragile but it
would equally be unwise to regard them as
not at risk.  

Attitudes to Tenure

• Council housing is regarded as secure
and the Right to Buy remains an
attractive entitlement even to those not
intending to exercise it.  Although
residents are critical of many of the
aspects of the performance of their
landlord, they do not have fears about
unreasonable loss of tenancy.  Nor is it
apparent that such fears exist in relation
to housing associations (RSLs).  In
contrast, there are real fears related to
tenure rights in the private rented sector
and the insecurities associated with
owner occupation.  Public rented
housing is widely regarded as superior to
alternative tenures by many of the
residents on these estates.  

• Residents identified other attributes of
public rented housing estates which they
considered to be major advantages:
schools and infrastructure, quietness,
accessibility are all referred to.

3.20. The participants in focus groups in
the study demonstrate a strong support for
public rented housing.  There is
considerable loyalty to local authorities as
landlords and to Associations and there is a
strong identity of interest between
residents and their landlords.  
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REPUTATION AND STEREOTYPING

• It has a bad name because of the bad people
before.

• It used to have a reputation for being rough.

• That is what someone said, it used to be
rougher than it is now.

• Years ago when I was younger it had a bad
name.  But it is getting worse now than
what it was. 

• We are classed the same as the druggies
because we live in ……. -  so we haven’t got
a very good reputation really because they
are classing you the same as everyone else.
When you give your address people haven’t
got a very high opinion of you because of the
address that you are giving out.

• I think there’s an element of truth in all
stereotyping but what happens is the more
visible part of it becomes obviously what
people see and then what people make their
judgements on.  Because there’s trouble
there, and as we’ve said it is only a small
minority of people who make the trouble,
but because it is so visible, then that’s how
everyone in that area is painted.  They are
all judged according to the  people who are
making the trouble.

• And if you try to get credit anywhere and you
tell them you live in …. …They won’t give it
to you.

• I’ve been for interviews before now and
they’ve said where do I live and I’ve given my
mum’s address, I wouldn’t even tell anybody
I live there because it is that bad because
you know they are not going to give you a
job and it’s true.  It doesn’t matter what you
do, if you go for hire purchase you go for
anything.

• And they just put it in the paper as if
everybody in the street is using drugs.  They
have raided so many houses in one street,
and then you see somebody that you know
and it is, oh you live in that street.

• You get tarred with the same brush.

• If you put down this address and write off for
a job application, …. you won’t get the job.
As far as they are concerned if you live ….
you are a burglar or a smackhead or
whatever.

• Well I think the people in the private estates
think everyone who rents is on housing
benefit and hasn’t got a job. And they are
quick enough to point the finger and say
when it is your children that are causing the
problems because you are either a single
parent, unemployed, on the dole, on social.
Your kids are the problem because they
haven’t got two parents or they have two
parents but they don’t work.
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HOUSING TENURE

• I think the difference is if you have got a
Council house and your children are grown
up now.  When they are 25 years old you
have got to pay rent for them.  So if you had
three children and they stayed in your home
you have got to pay £7.80 for each child in
that house.

• Whereas you buy your home so you own
your house so it doesn’t matter if you have
ten children living with you.  You don’t have
to pay a penny.

• I would rather stick with the Council

• Well, it’s better the devil you know rather
than the devil you don’t know.

• I think people are starting to buy their
houses because it works out cheaper with
their mortgage than what the Council ask for
rent, they have put it up again.

• Getting things done by the Council was
absolutely impossible, I don’t know mind
spending the money to get it done myself.
At the end of the day it is mine.  

• I would have pride in my home if it was
Council or private.  I wanted to buy a house
and it was cheaper to get a mortgage than
renting.

• If it is the Council’s you have to wait for
repairs but if it is your house you do the
repairs straight away.

• But with the Housing Association a lot of
people are like me, single parents, you can’t
get a mortgage.  Personally I have had my
own house and I can honestly say I would
never have a mortgage again, I am quite
happy to rent for the rest of my life.  At the
end of the day it is never yours.  But I am
quite happy with the way it is there.  I think
it is good, the rents are very good, I think
the prices down here are excellent.  And it is
in a nice area..

• The house is never going to be yours if you
pay rent.  You pay rent for years and if you
have a mortgage, which is cheaper than the
rent, and the house eventually is hours.  I
know you have got to keep up the property
but if you have a Council house and you have
a problem with the repairs, they can take
months and months for them to come and
do you.  They have zones and they only go to
a zone for six months or three months, then
they have another zone where they will go
and do repairs.  So you could be landing up
six or nine months waiting for repairs to your
Council house.
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PRIVATE RENTING

• My daughter’s renting privately since she’s
got married and she’s been in four different
houses.  The one she’s got now is more
suitable.  It is owned by …. it’s a new
house, it’s got everything but the last one
she was living in was falling apart and the
landlord came in the middle of the day, just
turned up and said he was going to put
central heating in and she thought great, it
was an old house and he’d got a bunch of old
rusty radiators, not of them matched he’d
found on a skip somewhere and he suddenly
started digging up the walls she’d just
decorated and making holes and it leaked
and all the water came through the ceilings
and wrecked her decorating and her carpet
and when she asked about compensation he
said he had someone else in mind and would
rather she moved.  So she did.  And her rent
was £75 a week for that with no central
heating, old windows, some of which were
broken and he didn’t even come round to
repair.

• Because the office doesn’t have a say in that
then because it is a private rent and when
you go and complain they say it is nothing to
do with them as it is a private house so you
are stuck with whoever they have rented this
property to.

• I was a private tenant because I was paying
extra rent and I had electric done, and he
just wouldn’t do no jobs for me then.  I’ve
often talked about that.  

• I’d rather be a Housing Association tenant
than a private tenant.  Definitely.  I think
you’ve got more rights.  You’ve got more
right to ask "Why isn’t this job being done?".
"Why is my front door leaking all over the
place?".  With a private tenant, I’ve been a
private tenant and he didn’t give me a thing.  

• I’ve been a private tenant and I never met
the landlord, but I went through an agent,
the landlord’s agent, but I could never get
hold of him.  Never had contact with him.  I
could never get hold of anybody.  It is better
being a Housing Association tenant.  
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3.21. Having said this it is equally clear
that peoples’ expressed support and
preference for renting is not categorical.
Almost all of those participating in focus
groups identified an aspiration for home
ownership and their support for continued
renting was often to do with a lack of
belief that home ownership was a feasible
option for them.  Problems of affordability,
saleability (if they exercised the Right to
Buy), the quality of private sector housing
and issues of choice led people to support
renting rather than an underlying or
categorical preference for the tenure.  The
different responsibilities and costs
associated with repairs was also referred to
as an advantage of renting in the public
sector.

3.22. Participants in the focus groups
had different views of different landlords.
There was little support for private renting.
The security of tenure and value for money
in that sector was not regarded as
comparable with the public or social rented
sector.  Nevertheless there were comments
about the choice and quality which could
be obtained albeit at a higher price in the
private rented sector.  Both councils and
housing associations received a much more
positive response than private landlords.
Both had their strengths and weaknesses:
housing associations were seen to provide
higher quality accommodation but at
higher rents, whereas councils were seen to
provide lower quality accommodation, at
lower rents.
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HOME OWNERSHIP AND THE
RIGHT TO BUY

• Buying the houses, right, just imagine this
lady wants to buy her house, she wouldn’t
buy that, because she keeps getting her
windows broken.

• But this lady, if she wanted to buy her house,
right, and she paid £30,000 for it, but when
she goes to sell it, she wouldn’t get £30,000,
she would be lucky to get £20,000.

• And to give you an instance there, across the
road from me, he bought his, it was up for
sale when I moved in 12 and a half years
ago, and it is still up for sale, he cannot get
rid of it, he has tried the Council, and the
Council just don’t want to know him, they
don’t want it back.

• Well my neighbours have just sold their
house, it took her three years, and she took
a rock bottom price for it….. Because
of where it is. 

• We have just put in to buy ours….Because
it’s the house that I wanted, I love it there
and it doesn’t need anything doing, it’s had
everything down to it so I might as well.
Where I was it would have cost twice as
much to do it up as to buy it.  This one I’m
happy with, the only thing I am not happy
with is the parking because there’s a little
lay-by outside and we can just about get our
car in and nine times out of ten somebody
else’s car’s there.

• We couldn’t stand the way it was and
started to do it up and we can have a

mortgage cheaper then the rent so it is
worth buying it, it’s mine at the end of the
day then.

• It will always be a Council estate, whether
they have bought it, whether you have come
from wherever you have come from.

• I owned my house and I’ve got that house
now and I feel I am better because I haven’t
got to worry about any repairs.  If I need
something done all I have to do is to phone
up and it’s done in a short time whereas if I
was in my own house depending on the size
of the job I might think "How am I going to
pay for that?"  That is the main reason.

• I think if you did buy one and you wanted to
go somewhere else you’d have trouble selling
it.  You’d have to rent it out.  

• Yes we had that problem up here ….They
bought the house and then they rented it
privately to somebody and they absolutely
trashed it …….

• You know mortgage is cheaper than the rent
because the rent is £55.  

• You can tell some of the people who’ve
bought the houses up here because they’ve
still got the original windows and the original
roof.  Because we’ve had the windows
renewed, the guttering, fencing all that sort
of thing done, if you’ve bought your house
you’ve lost out on that.  

• Yes, you should wait until they’ve finished
doing the houses completely and then buy
one.
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HOUSING ASSOCIATIONS

• I was with a Housing Association and the
rent we paid was sky high, that was renting
without the Council Tax.  We were looking
at £85 a week just to live there, 

• It’s about £44 (here)

• I think with the Housing Association the
houses are maintained better I think, with
the Council you just don’t get nothing done.
You don’t get anything done at all..

• You have to have the fire serviced every six
months or a year, you have to go to the
Council offices and make an appointment for
that to be done, the Housing Association do
it straight off.

• We live in the houses, we rent them off
……, but they are their houses and they
want to keep it up to scratch so someone
else can move in and it is perfect.

• The one downside is you can’t buy the
houses.  You can buy a Council, you can’t
buy these houses which is a bit of a shame.

• The word is housing association, it is very
stereotyped, even to me it means the needy.
You are going to a housing association
because you are desperate for the property.
But maybe I get my opinion from, because
years ago when we lived in London, there
was a housing association and like it was for
homeless families.  Housing associations
used to be all homeless families and I think
that’s where the image comes from The
benefits of renting your houses is you do get
your repairs done eventually, you do
eventually get your repairs done and it
doesn’t cost you.  Like we did have the
kitchens as we didn’t have to pay for them,
some of us have had walls and we haven’t
had to pay for them.  I am not saying we
don’t pay for them through our rent because
obviously that’s what our rent is for but they
are the plus sides of renting. Once you buy
you have to pay. There are people that will
buy them purely just to rent them and a lot
of trouble has come onto the estate because
of that.  People who have bought them, can’t
sell them and are renting them to the lowest
of the low
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Landlords and Tenants

3.23. In spite of their support and loyalty
for their landlords participants in the focus
groups in this study had strong criticisms of
their landlords.  These particularly related
to a lack of influence over what landlords
did, a lack of response to residents and to
the representations made by residents.  A
lack of listening to tenants and residents.
Many of these comments are linked with
statements about the powerlessness of
residents to affect what is happening on
their estates. 

3.24. The dominant discourse of decline
suggests low morale and low expectations
amongst many residents.  There are
references to initiatives which have begun
to make a difference or to housing
management and managers who have
improved circumstances but these are the
exception rather than the rule.  The
dominant view of public sector housing is
linked to disappointment about the
circumstances in which people live and the
treatment that they receive from landlords
and others.  

3.25. There may be a tendency to
attribute too many of the changes which
occur on estates to the arbitrary decisions
of landlords rather than, for example, to

changes in demand or the attractiveness of
the area to applicants.  Nevertheless, they
feel that landlords take too little account of
residents’ views.  There is a lack of
confidence in the formal processes for
consultation and participation with a
widespread view that tenants’ and
residents’ associations are dominated by
small cliques and are ineffective.  The
experience of raising issues of concern
appears to be one that nothing happens
and the conclusion drawn is that there is
not much point in raising issues.   

3.26. At the same time there is
considerable concern about waste.  The
ways in which landlords maintain
properties and make decisions about
decoration and repairs prior to letting is
seen as wasteful and as rewarding new
tenants rather than long-established
tenants.  Although residents recognise that
there are resource problems and there is
considerable acknowledgement of steps to
improve the circumstances on estates, the
overwhelming impression is still one of
residents who are unconvinced that their
landlords take sufficient account of the
views of residents.
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LANDLORDS: LISTENING AND
RESPONDING

• I think the Council members who make the
decisions are pen pushers and they have no
idea what it’s like to live in this area.

• It’s always one rule for the Council and
another for us.  If we don’t pay our rent we
get kicked out but the Council can do what
they like.

• They waste their money on stupid things
rather than things that are necessary.

• They have changed it now, what they are
doing now is they have sent out a piece of
paper.  Some people are afraid to say that so
and so is doing this to the street.  People are
a bit afraid, and if I say I am going to tell on
so and so, there will be repercussions.  So
what they do now is they send out letters so
you can log down any events that happen, so
say they get six complaints about this one
person, they will then take it upon
themselves and then go to that family and
sort it out.  So it will be done, but it is
behind closed doors.

• And where before they used to have
meetings…, they are now having individual
street meetings which is more personal and
you are more involved because it is your
street.

• And before the only people that used to go
there were the people that wanted to moan
about other people and say so and so are
shouting, it is only people that  complain
about things that concern them personally
rather than the local area and how to
improve the place.  It was only people going
there to say they are not happy with this,
you know. 

• Say one street had more problems than the
other two, everyone would go to this meeting
and only this one street would be shouting
and no one that had any views wouldn’t get
heard.  But now they are taking one street
individually with only the residents in that
street to sort out each street.

• What we need to change, is the Council to
sit back and listen to what the tenants are
saying.  Because they just seem to think, oh
you know, we have got our own house, you
are in a Council house, we are not going to
take any notice of you.

• They don’t take any notice. 

• You put your complaint in.  They come up
and have a walk round and say they can’t do
anything yet.  

• Or they say the computer was down and
they don’t have any record of it and you have
to wait months again then.

• If you complain about a troublesome family
all they do is give you a form to fill in and
say what happened, what time it happened,
if there is a witness and so on and so forth.
And then the people that you complained
about get to hear about it before they have
even done their investigations.  And it makes
the trouble even worse. 

• … we complain, you still go on hoping that
something will get done.  

• Talk to the people.

• Ask the people want they want doing for
their estates.

• Ask our opinion.  I think we should have a
say in the estate. They just cut us off and we
should have a say in it, we should be involved
in decisions.
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• Communication.  They don’t communicate.  

• And more respect.

• And if they helped you maintain it the way it
should be maintained, not put you in a
house and leave you to get on with it.  There
is no communication at all.  None
whatsoever.

• I don’t feel that any of us are encouraged to
stay here.  I think if we don’t feel
encouraged then certainly people moving in
tomorrow won’t be.

• They are not behind us at all, they would
rather please the new people to keep the
peace.

• The council ask you what you want done and
when you send it in they don’t do anything.  

• I’ve been here ten months and I’ve had two
surveys through the door.  And then they ask
you what you want.  Now I’m not going to
bother sending it in from now on.

• They don’t listen to a  lot.  There’s not a lot
they do listen to.  

• Normally  they send you a survey and then
they, in a few months time, you have a
report through your door saying what’s going
to be done but they say they’re going to do
things but nothing’s done.  

• There was a meeting about a week ago but
only about five or six people turned up.  

• I know a couple of the people on that
committee as it were, the TTRA, they  put
all these things we’re talking about forward
because they’ve got young kids, well older
kids, younger kids on the estate and not one,
they never got one ounce of feedback.  

• I know someone that was on the committee
that resigned because nothing was being
done.  

• Talking to a brick wall.  The whole
committee resigned.  

• You can go and complain at the office but at
the end of the day if you say to them "you
come and sit in my property for however
long", they don’t want to know.  They don’t
live here so they don’t take it into
consideration but then at the end of the day
for the amount of time that office is open
and they are there it is just a waste of time.
Because when you need to get hold of them
you can’t.  They are only open three
mornings.

• Three half days.

• So you’ve got nobody to go and complain to
and their answer to it is if it is that bad get
the police involved.  Why should you have to
do that, it’s their job at the end of the day
to help sort the problems out.

• They give the tenants handbooks, we’ve all
had them and when you pick up a point in
the handbook and say this is what you told
people when they move onto the estate that
if certain neighbours cause certain problems
that’s it, they are off but when you take it
over and show it to them they say it’s not
valid any more, it’s out of date.  I haven’t
had a new one, I don’t know about anyone
else?

• The only one I had was the same one my
mother had 19, 20 years ago.

• It’s exactly the same one as I had when I
moved in.

• It is not updated or anything.

• They are not sticking to their guidelines,
their promises.

• When you go over there and you say there’s
this problem or that problem they really
don’t want to know, they say there’s not
enough people complaining or "as far as
we’re concerned we’ve never heard of this
problem". 
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• The first time it’s been brought.

• It is they haven’t heard of the problem or not
enough people have complained.

• you know damn well that loads of people
have been over.

• We all talk and if there is a serious problem
people will say and do a petition and you
hand a petition in and they just turn a blind
eye to it.  It goes over their heads.

• I told her everything, she wrote it down and
said "Well you’re the first person who’s come
to tell me all this", and I went "No, my
neighbour came down a few weeks ago" and
she said  "Well if you don’t tell me about
these things".  

• I had the exact same thing.  It was on the
report, the report that came back after the
questionnaire.  "These have not been
brought to my attention" or something like
that.

• No, you just can’t believe that you’re telling
them all this and what you’re getting back
is, "Well what you need to do is if the
children are out between school hours, call
social services", and I said "Call social
services?  You must be joking that’s your
job".  I said.  And she said "No it’s not my
job I don’t actually live on this estate".  I said
"You want to".  

• As long as the rent is being paid they don’t
care what goes on here really.  
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3.27. Some of the views expressed by
residents in the focus groups carried out for
this research could be regarded as
contradictory.  

• There are considerable complaints made
about social housing and levelled at
landlords and yet tenants identify their
existing public sector landlords as better
than the alternatives that are available
to them 

• there is limited inclination to move and
certainly unless circumstances got a lot
worse, many people expressed the
intention of staying put.  This could be
interpreted as suggesting that people do
not really feel strongly about the
criticisms that they voice. 

3.28. Some of the contradictions can be
explained by age and family circumstances.
People’s decisions to stay put are
influenced by various factors - the fact that
they have children at the local school,
because they have family and friendship
networks, because they have caring
responsibilities.  They reflect a balance of
advantage and considerations which do not
deny the strong criticisms of landlords and
their performance.  

3.29. At the same time the value
attached to security and stability also
outweighs the criticisms made.  It may also
be that tenants have low expectations of
their landlord and the service that will be
offered to them.  They are critical but they
do not expect to find anything better
elsewhere.  They perceive their landlord as
being unresponsive and they see no
grounds to believe that greater
participation in tenants or other
organisations will change the way that
things are done.

Improving housing services

3.30. Taking the focus groups together,
there is a long list of areas where tenants
would suggest room for improvement in
housing services.  The most strongly voiced
concerns relate to repairs and maintenance
services. Empty properties are a major
source of concern and have an impact on
the desirability of estates.   Policy relating
to allocations and the vetting of new
tenants are seen as crucial to many of the
problems on estates.  Other comments
relate to transfers, rents, consultation and
control and to the choices offered to
households.  Concerns about waste have
been referred to previously. 
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RESIDENT ACTION

• You’re frightened to take any action because
nobody would stick by you and you are
frightened for your own safety.  You don’t
know what people’s reactions will be and
you’ve got to have back up to claim your
estate back.

• I think myself that the residents have got to
work together.  As …is saying, her group
down the bottom have formed this, when I
was on the Residents’ Association they had
two people from each block, and we founded
the Association of residents.  And we all
worked for each block.  But now it seems
that everybody is working separate

• We started a tenants’ organisation.

• But there wasn’t enough people interested. 

• I didn’t even know it existed.

• You’ve got to stick together because if you
don’t stick together they’ll walk all over you
and the next thing we’ll know  is every house
that goes empty down there it could be
anyone in them.

• A lot of the people when you’ve got a
meeting like this to discuss things they’ll
come and listen to what’s being said and
then when they go from here they say they
are talking a load of bullshit and they’re not
doing it so it is left for the people who want
to have a go at it to do so and they’ve got no
backing to push it along.

• The trouble is to organise something like
that you’ve got to have people that are living
there, the problem is they are there for a
couple of months and are gone, they do a
moonlight flit. But there are not enough
people who would stand together.  We’d be
prepared to stand, I’d do or say anything but
how many in the street would?  So it is no
good just a hand full of you, you’ve got to

have numbers.

• It doesn’t get you anywhere at the end of the
day.  It doesn’t matter what you do.

• Everybody has letters.  If everybody went to
the meetings perhaps something would be
done, but it is the same 5% that turn up.
But, at the end of the day maybe they are
thinking, what is the point of going to a
meeting, because they are not doing nothing
about it.  I mean we had the last meeting
over a year ago, he took all these details
down, the repairs, he was going to County
Council to have all this mess cleared up,
nothing has ever been done.

• We have had two petitions down our street
to get rid of the druggies

• But the housing association didn’t attempt
to get rid of him.  He moved out of his own
accord. 

• But we don’t get any backing off of anybody,
it’s always the public doing it.  There doesn’t
seem like a lot of point to it but you have
just got to get on and do it.  You have got no
police there, only three policemen and you
don’t see them.

• It is too cliquey.  Nobody is voted in.  No one
comes round to ask you to put your name
forward to be on the Tenants’ Association.
They are supposed to be working for us, it is
where you can go and put your complaint to
the Council and get something done.  But
they don’t.

• It is a waste of money, they knocked two
houses into one to make an office and they
get all this funding for the Tenants’
Association and it is not being used.
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HOUSING MANAGEMENT

• Years ago in …. you were classed as middle
class, that is why people wanted to come
here, but you had to go before the Council.
Now it is anybody.

• But now, anybody can come in, they can
come from anywhere, you know.  We never
used to have fighting at all.

• Obviously we’ve all lived here a long time
and we know each other and when they
start putting the bad apples in it starts
causing rifts.

• I think one of the things that strikes me has
changed from when I first lived here is that
there seemed to be quite stringent
credentials you had to have to live on the
estate because you had to have two
references.

• And they had to be from people in authority.

• But now they seem to let anybody on, the
waifs and strays.

• They take on everybody’s rejects, the
Council and other associations.

• Where you used to leave your doors open
and everybody friendly and you knew
everybody on the street you don’t know
nobody now.  They out in people that they
can’t house anywhere else and won’t have
them and they put them down the street.

• If the Council had the money to spend on
the houses we would have no problems with
them.  But the thing is they are not getting
the money from the Welsh office to do them
up.  

• It’s the same when you put in for work
orders, I had put in for my kitchen tap to be
mended but it has taken me nine months for
them to do it.  I have put in umpteen reports
to the Council.  I have got an old mouse nest

in my attic, I have got my daughter who has
chronic asthma.  It looks like somebody has
dumped a wheelbarrow full of manure in the
attic.  That’s how big this nest is.  The house
was so overrun with mice at one stage but
they won’t do anything about it and yet you
pay £50 to £60 rent a week.  They don’t do
things half of the time, they say that they
sweep the street, but half of the time they
don’t bother. 

• I begged them for that house.  I begged
them.  Because in six months they had had
three sets of problem families in there.  The
man that lived there had lived there for years
and years and then he died.  They put one
family in there who did a moonlight flit.  So
the Council went in and took out the
bathroom, the toilet and the sink.  They
took out everything including the kitchen.
They went back in and rebuilt it.  They put
another family in who did the same.  The
Council went back in and rebuilt it and they
did that three or four times.

• Her house had a fully fitted kitchen and they
lifted it all out and put a Council kitchen in.  

• But she paid £3,000 for that kitchen.  I have
never seen a kitchen like it in my life..  The
Council went in and the kitchen was just
thrown in the skip.  

• I have got a dado rail but if the Council put
new people in there they would rip that dado
rail out rather than just leaving it there.  

• I have seen the Council ripping garage sheds
down rather than leaving it for the next
tenant.  

• Well I’ve been in my flat 12 years, when I
first moved in I asked them to put a new
radiator in as it was all rusty and it was just
before Christmas, 12 years it took them to
come.  I had them turn up last week and it’s
about the sixth time I’ve asked them and
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I’ve got rotting windows front and back, my
windows are rotten and they are saying
there’s no money available.  And they keep
palming me off all the time.

• They give you a date, and it is like, within six
months.  So you have got to live with that for
six months.  You might think it was an
emergency, you want it done, you want a
repair done.  And it is like six weeks down
the line before anybody even dreams of
coming to look at it.

• Certain properties in the street, they have
had new windows and doors, by the time
ours is left to be done, we haven’t got no
money to do it.  I said, if you didn’t have
money to do them all, you shouldn’t have
done any until you had the money to do
them all, because it is not right.  You have
got people, druggies, you spend £30,000 on
the damage they do to new properties, I
said, and there we are, I said we can’t have
anything done, it is just not right.  We all
wrote the same thing actually.

• I had my windows smashed.  And the Council
won’t fix it until the person has been
charged with it.  So it will never happen.
They have just boarded it up and left it.
They wont’ fix it until the person has been to
court and is charged.

• If you change the door, make sure that you
keep the old one so that when you move you
can change it back, or they will charge you
for theft of the door.  That is typical, you put
on a stronger front door to protect your
property, and they do that, it doesn’t make
sense.  You do something to improve your
home, you have to take the door off and put
the Council one back up.

• The office has always been the same.  In my
opinion they reward bad behaviour better.

• I mean when those flats were there you’d
get men, women all sorts smash their
kitchen to pieces and they’d have a brand
new kitchen put in but when I wanted a
kitchen four years I waited for one sink
cupboard, it is just not fair.

• The more you beat your house up the more
likely to have it renewed.

• I am not going to say they are good landlords
but we have had some improvements lately.
We have had new kitchens and we have had
walls put round some of the houses.

• I think over the years there’s been times
when they have done improvements.  We
had a useless heating system so they took
that out and put central heating in.

• Then they came and did all the windows and
new doors.  Then they did the kitchens and
they did some walls.
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3.31. Many of the concerns voiced by
tenants and residents do not refer purely to
the services provided by their landlord.  In
many cases the greatest concerns are with
a wider range of service provision.
Different aspects of neighbourhood and
grounds maintenance are referred to.
These include references to refuse
collection and litter and to the care of
derelict sites and buildings, open space and
back lanes.  Residents refer to these
matters irrespective of whose responsibility
they are.  They are seen as part of a
generic estate maintenance problem and
the landlord is likely to be criticised for
failures whether or not they are the
responsible body. Crime and policing and
the provision of CCTV to prevent crime are
a very strong element in all of these
concerns.  

3.32. Concern about facilities for
younger people and for children are also
commonly expressed.  There is a general

view that there is insufficient provision for
young adults, teenagers and children and
that this contributes to problems of crime,
gangs, drug abuse and a variety of
problems on estates.  Issues associated with
traffic and traffic-calming are commonly
expressed.  Cars are seen to travel too fast
through estates and there are concerns
about safety.  Vacant sites as well as vacant
properties are seen to be a source of
problems.  

3.32 All of this points towards a more
coherent pattern of neighbourhood
management and strategies to provide a
range of services on estates.  What is
required, however, is much more than
individuals with the responsibility as
neighbourhood managers but rather a
coherent and linked approach to the
management of neighbourhoods and
estates involving a variety of different
agencies. 
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NEIGHBOURHOOD AND ESTATE
MANAGEMENT

• The main reason why the estate is
deteriorating is because the Council is not
looking after the place.  They are not
cleaning up or doing the repairs.

• The biggest problem is you have a reasonably
tidy amount of people living here and you
have a very small proportion who cause
trouble out of all proportion.  

• It is only a few, but those few do cause
mayhem.

• I thought there was a law that if they were
behaving badly the Council could move them
out.

• There is always litter and rubbish and
everything is lying about.  

• Where I used to live they had wheelie bins,
so you don’t get dogs ripping the stuff open,
it is a crazy system here.  You have a plastic
bag out overnight and get the local dogs and
cats ripping it open so it is horrendous in the
morning.

• Has anyone seen a non-broken paving slab?
The pavements are like a minefield to walk
along.

• At the bus stop on … Road, and every time
it rains there is three foot of water, you
know, and people have to climb over the wall
every time the bus stops to get out of the
way.

• They won’t even maintain what is theirs, so
they won’t maintain the back area.  There is
an on going dispute between the top of the
road, ….down to the bottom, but (the
landlord)  have got some sort of debate or
dispute going with the people on the other
side, which is the houses from the lane.  So
there is a dispute going on there which is
why the back end behind the fences they
have not done any work whatsoever in four
years that I have been there, and they are
supposed to maintain that part of the land,
which they are not doing. 

• The area behind me isn’t (the landlord’s).  I
tried to find out who owns the land but to
find out I have to pay and go to the land
registry.  I have to pay for them to tell me
who owns the land.  

• The Council will send you a letter if your
garden is untidy.  But where do you put your
rubbish.  And if you want a skip you have to
pay £25 a day to get one.

The National Assembly for Wales – Tenants’ Views of Social Rented Housing

84



85

4.1. This report has drawn on the views
of residents living on different estates in
Wales.  It provides a substantial body of
evidence which can contribute, along with
other material, to policy debates in Wales.
This final Chapter of the report sets out
conclusions which arise solely  from the
present study and which relate to the aims
of the research.

4.2. The key research findings can be
summarised as follows:

Tenants Views of public rented housing
and other Tenures

• Tenants in the public rented sector
demonstrate strong support for that
housing tenure.  There is considerable
loyalty to local authorities as landlords
and to RSLs and a strong identity of
interest between residents and their
landlords. 

• There was little support for private
renting.  The security of tenure and
value for money in that sector was not
regarded as comparable with the public
or social rented sector. 

• Both councils and housing associations
received a much more positive response
than private landlords.  Both had their
strengths and weaknesses: housing
associations were seen to provide higher
quality accommodation but at higher
rents, whereas councils were seen to
provide lower quality accommodation, at
lower rents.

• Almost all of those participating in focus
groups identified an aspiration for home
ownership and their support for

continued renting was associated with a
lack of belief that home ownership was
a feasible option for them. They did not
feel that they could afford to buy on the
open market and had reservations about
buying under the Right to Buy because
of the costs of repairs and anticipated
problems of saleability.

Tenants’ Views of their Landlord

• In spite of their support and loyalty
towards the tenure tenants in the social
rented sector were highly critical of their
landlords.  Their criticisms particularly
related to:

! a lack of resident influence over what
landlords did; 

! a lack of landlord responsiveness to
residents and to their representations;   

! landlords’ failure to listen to tenants
and residents;

! the powerlessness of residents to
affect what is happening on their
estates.  

! a lack of confidence in the formal
processes for consultation and
participation. 

• Tenants’ experience of raising issues is
that nothing happens and the conclusion
drawn is that there is not much point in
raising issues.   

• At the same time there is considerable
concern about waste especially in
relation to decisions about maintenance
and repairs. 

• Residents recognise resource problems
and acknowledge improvements on
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some estates but are unconvinced that
their landlords take sufficient account of
the views of residents.

• Tenants have low expectations of their
landlord and the service that will be
offered to them. 

• They perceive their landlord as being
unresponsive and they see no grounds
to believe that greater participation in
tenants or other organisations will
change the way that things are done.

Improving housing services

• There is a long list of areas where
tenants suggest improvement in housing
services.  The most strongly voiced
concerns relate to: 

! repairs and maintenance services; 

! empty properties;  

! policy relating to allocations and the
vetting of new tenants. 

• Many of the concerns voiced by tenants
and residents do not refer purely to the
services provided by their landlord and
in many cases the greatest concerns are
with a wider range of service provision. 

• There is a generic estate maintenance
and management problem and the
landlord is likely to be criticised for
failures whether or not they are the
responsible body. 

• Crime and policing and the provision of
CCTV to prevent crime are a very strong
element in all of these concerns.  

• Concern about facilities for younger
people and for children are also
commonly expressed. 

• Issues associated with traffic and traffic-
calming are commonly expressed. 

• Vacant sites as well as vacant properties
are seen to be a source of problems.  

4.3. All of this points towards the need
for a more coherent pattern of
neighbourhood management and strategies
to provide a range of services on estates. 

4.4. The research has highlighted the
variation in circumstances in the estates
included in the study.  While there are
common issues and processes it is apparent
that each estate presents a distinctive set of
problems and requires a distinctive
response.  There is no single package of
interventions which will work equally
effectively everywhere.

4.5. It is possible to generalise about
attitudes to tenure and property type and
to identify suggestions for improvement.
However generalised policy packages need
to be adapted to the specific circumstances
that obtain and to be tailored to specific
estates.

4.6. It is most appropriate to develop
understandings and strategies which are
specific to particular estates and which take
into account the processes of change they
are going through and the locational
factors which affect them.  More effective
policy responses will involve the
development of estate strategies for
particular places. 

Estate Strategies: Risk analysis

4.7. The case studies included in this
research emphasise the different
combinations of  economic, social and
housing circumstances which affect what
estates have to offer to residents.  These
different attributes can be taken into
account in developing effective local
strategies for different places.
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4.8. This research has identified a
number of factors which pre-dispose areas
to problems.  An initial stage in developing
the framework for an estate strategy is to
consider how far a particular estate is
exposed to a series of risks.  Key elements
in this are as follows:

Economic activity

– Areas with low participation in the
mainstream economy and limited
opportunities for employment are
more likely to be associated with
problems.

Location 

– Areas which are isolated and have
poor access to a range of services are
more likely to be associated with
problems.

Population Characteristics

– Areas with an unbalanced age
structure (with a polarisation between
younger and older people, for
example), are more likely to be
associated with problems.

Kinship 

– Areas with strong family and
friendship links are less likely to be
associated with problems.

Local services 

– Areas with good local services
(schools, shops, transport), are less
likely to be associated with problems.

Diversity 

– Estates which are large and lack
variety in property type and design
and more likely to be associated with
problems.

Property types

– Flatted accommodation is more likely
to be linked with difficulties on
estates.

Property condition 

– Poor property condition is more likely
to be associated with dissatisfaction
on estates.

Turnover

– High turnover is more likely to be
associated with tensions on estates.

4.9. Such an analysis involves
highlighting factors which are more likely
to be associated with disorder on estates.
This refers to disorder in terms of crime
and behaviour, a lack of social cohesion
and stability.  While these factors do not
themselves, individually or necessarily,
create such situations there is an increased
likelihood that a combination of such
circumstances will make an estate difficult
to live in and be associated with a higher
level of complaints by tenants.  The kinds
of strategies and responses which will work
on different estates should be built around
an awareness of the likely impact of
different risks. 

The Future of Estates: Anticipating
Change

4.10. The research contained in this
study provides evidence about residents’
current concerns in estates but any debate
about responses to these concerns needs to
anticipate further change and it is
appropriate for the conclusions to this
study to make some brief reference to such
changes.  
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4.11. Some of the issues which have
been identified through this study relate to
the changing social and economic
circumstances on estates.  The likelihood is
that we will see further change in these
respects.  

• The age balance of population on
estates is likely to continue to change.  

• Unless there is substantial recruitment
from the private sector the elderly
cohort on estates is likely to decline in
size.  

• The polarised age structure between
older and younger tenants will change
as older tenants die and leave. 

• Estates will have a disproportionate
number of younger households and a
high turnover associated with the
changing circumstances of these
households and their aspirations to
move to different areas of tenures.  

• Rather than estates settling down the
underlying pressure will be for them to
become more volatile and subject to
turnover.  Long term residents will
become less common on estates and the
family and kinship and friendship links,
which have been referred to as an asset
in this study, may become less evident. 

• Unless there are attempts to recruit and
market to different sections of the
population and unless there are
incentives for people to stay on estates,
some of the underlying demographic
and social circumstances must put
estates at greater risk than they are
currently.  

• For the most of the estates which have
been considered here , there is little
reason to believe that increasing
affluence will change circumstances.  

• Increasing affluence will enable tenants
who wish to to move away to other
areas.  They are less likely to buy under
the Right to Buy if their views about the
value and sustainability of such
purchases remain the same.  

• Consequently these areas will continue
to have a concentration of low income
households.  The local services and
facilities which serve the estates will not
improve because the purchasing power
of local people will not be sufficient to
attract in different businesses.  These are
likely to remain neighbourhoods with
high concentrations of families with
problems and some of the issues
associated with crime may continue to
reproduce themselves.

4.12. In view of these speculations it is
likely that in some areas economic decline
will mean that the underlying demand for
accommodation will be very low and
substantial demolitions and redevelopment
may be appropriate.  Elsewhere the threats
to these neighbourhoods may be best dealt
with by some active intervention to change
the nature of neighbourhoods through
substantial renewal and redevelopment.  

4.13. It is inappropriate only to
emphasise the threats to these
neighbourhoods in the future.  There are
opportunities which can also be taken
advantage of.  The attachment of tenants
to neighbourhoods and their loyalty to the
tenure are important findings from this
study.  The strength of family, friendship
and kinship arrangements are also
significant, as is the quality of the housing
stock itself.  If these elements were built
upon, then the future of neighbourhoods
could in many cases be different.
However, the low morale and emphasis
that tenants and residents place upon
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deteriorating conditions suggests that these
positives need to be enhanced if they are
to have a major influence upon the future
of neighbourhoods.  

4.14. The positive features need to be
fostered and encouraged with incentives
for people to stay, with new approaches to
community involvement and with greater
responsiveness and listening to residents.
There needs to be a rebuilding of trust
between landlords and tenants that
demonstrates that landlords will respond to
what residents want and for this to happen
landlords have to have the resources and
the capacity to respond.  It is not simply a
matter of changing attitudes, it is also a
matter of having the resources to respond.  

4.15. Greater community involvement is
not likely to emerge instantly and there are
barriers to community involvement related
to divisions within neighbourhoods, distrust
of processes of involvement and previous
experience that involvement achieves very
little.  Improved housing services, especially
those related to repairs and empty
properties are essential elements and imply
increased expenditure, as well as greater
efficiency in delivering services.  

4.16. Many of the concerns of residents
are not limited to housing services.  Many
residents do not recognise where the
responsibility of the landlord ends and the
responsibility of some other agency,
especially within the local authority, starts.
They do not see that refuse collection,
estate maintenance and a variety of other
local facilities are not the responsibility of
the landlord.  They do not understand why
landlords do not take action to deal with
tenants who are involved with drugs or
with a variety of other anti-social activities.
There is a frustration at the inability of

landlords to galvanise other agencies into
activity or of the failure of a range of
different agencies to provide a liveable
neighbourhood.  The evidence in this
research demonstrate a continuing failure
for the different agencies involved on
estates to effectively pool their resources to
deliver what residents regard as being
necessary.  Landlords are not effective
estate champions and are not able to
ensure that different agencies do what is
needed on estates.  

4.17. These issues will not be resolved
by appointing a neighbourhood manager
or by landlords being tasked to make
estates work.  They require a much more
fundamental review of how a range of
agencies operate and join up their
activities.  Improved estate maintenance
and management and improved
community services are required if estates
are to be attractive to live in in the future.
It may be that such improved services will
only develop if neighbourhoods are
changed in other ways to reduce the
concentration of problems associated with
them and to bring in resources from other
agencies including the private sector.  For
this to happen there needs to be increased
spending power and social mix in
neighbourhoods.  Again, in some cases, the
agenda must be one which relates to
regeneration and renewal with a
substantial change in the make up of
estates.

Responding to the Problems

4.18. There are a variety of responses
which are appropriate given the evidence
presented in this report.  It is important
initially to recognise that such responses
need to take account of a changing
environment.  The circumstances described
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and the factors associated with problems
on estates are themselves changing.  There
are some particular threats which could
further undermine the situation on estates.
Changes in the age balance on estates will
continue.  There is a risk that, as economic
circumstances that are adverse persist, the
strengths associated with family and long-
term residence may be undermined on
particular estates.  Issues associated with
crime, local facilities and affluence could
get worse on some estates.  Nevertheless
there are opportunities to build upon the
strengths identified through this research.
Family links and associations, loyalties to
tenures and estates, the common concerns
expressed by tenants, the high quality of
properties and the land and resources
associated with these estates provide a
basis on which to build.  

4.19 The emphasis in improving the
environment on these estates is likely to
rest on a number of different elements:

• Housing services, repairs, empty
properties, estate management

• Community services

• Community involvement

• Choice

4.20. An essential element in improving
the potential of estates is to increase the
proportion of residents who move to the
estates and stay in the estates by choice.
This brings issues associated with lettings
and transfers to the centre of the debate
and consideration (which also fully
considers equal opportunity issues) should
be given to local lettings initiatives and to
approaches which encourage lettings to
households with family connections on
estates. 

• Attention needs to be given to the
recruitment of new tenants so that new
tenants are not uniformly from one
particular group and not all likely to
move on after a short period.  

• Marketing of housing has received
considerable attention in recent years
and there is a need to address this
further.  

• At the same time it is important to retain
the tenants who already live on estates.
It is striking that incentives to stay are
not evident.  Residents themselves feel
that the rewards go to those who move
on or to new tenants.  Rewards are also
associated with the Right to Buy and
house purchase.  

• We need to develop a similar level of
rewards for stable and committed
tenants and some discussion is needed
about the incentives for loyalty and
stability.  

4.21. Alongside this it will be important
to address conflicts which exist within
communities.  There are conflicts between
older and younger residents and between
new residents and long-established ones
and some community development activity
to build bridges within communities is
important.  The same issues exist in relation
to people living on the same estate but in
different housing tenures.  Finally, issues
connected with crime and safety are of
central importance.

Strategies and Policies

4.22. There is scope for a major new
initiative to address the issues referred to in
this research.  However, such an initiative
must allow very different responses to be
developed in different estates.  There is a
need for bespoke strategies which relate to
the different opportunities and risks
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associated with different estates.  They
need to relate to the likely future role and
demand for housing and this will differ
between urban and suburban areas, areas
which become dormitory estates and those
which will need to be down-sized because
they are no longer connected to
employment and are no longer providing
the services that people want. 

• The overall aim of strategies should be
to manage turnover and increase the
attractiveness of the sector.  

• There should be incentives for tenants
and rewards for those who commit
themselves to estates and
neighbourhoods.  

• There needs to be more effective
neighbourhood management and
policies to provide neighbourhoods of
choice.  

• We need to re-address the mechanisms
through which residents are able to
influence their landlord’s behaviour and
to improve the housing services
available.  

4.23. All of these developments exist
irrespective of policies related to stock
transfer or the continuation of the Right to
Buy.  They relate to investment strategies
and neighbourhood and housing
management strategies which would need
to be developed irrespective of the type of
landlord or the pattern of ownership on
estates.  What they require is significant
new investment, innovation and initiative,
with detailed plans for individual estates.

4.24. New differentiated approaches to
policy and service delivery in different
estates may present some challenges to
existing Audit, monitoring and regulatory
approaches.  Different estates will be at

different stages of development and
moving along different trajectories – at
different paces.  In terms of performance it
may be appropriate to refer to different
and additional measures.

4.25. This report has emphasised the
variety of circumstances on estates, the
different stages of development that there
are and the need to significantly alter the
different component elements in some
estates.  The logic of this position is that
we need to move a situation where we
develop estate specific strategies which
address particular issues and combinations
of circumstances that apply in different
areas.  Different strategies are needed in
areas of decline than in areas of affluence.
Different strategies are needed where
substantial renewal is necessary because of
the condition or unpopularity of properties.  

4.26. The evidence from this research
suggests that it would be appropriate to
develop estate specific strategies for all of
the major public sector estates in Wales.
These strategies would seek to address
existing problems and to chart a process of
change towards one in which
neighbourhoods and communities were
sustainable.  In many cases such strategies
are likely to involve substantial elements of
renewal and replacement to introduce a
greater degree of tenure and population
mix and to provide the basis on which local
services and facilities of a high standard
would be sustainable.  Strategies will need
to address the needs of newer and older
residents, incentives for people to stay, the
rights and responsibilities of tenants and
issues associated with resources for renewal
and the development of effective service
delivery across a range of different
agencies.  For most of these service
delivery cannot be referred to purely at an

The National Assembly for Wales – Tenants’ Views of Social Rented Housing



estate level and estates need to be
integrated into a wider framework so that
there is sufficient demand and the capacity
to provide high quality services which will
serve the communities living in public
sector estates as well as a wider section of
the community.  As the tenure balance in
estates changes this issue will apply equally
to larger estates.

4.27. An essential feature of these estate
strategies is that they must relate to
residents’ agendas around services.  This
means that they are concerned with more
than housing and housing management
and should not relate simply to the
responsibilities of public sector landlords.
They need to be effective, corporate and
cross-organisational strategies designed to
champion estates and their residents and

pick up service delivery and development
issues whoever has the ultimate
responsibility.  

4.28. The objective behind a new
approach to estate strategies is to respond
to residents concerns and rebuilding trust is
an important element in rebuilding
communities.  Consequently it is essential
to involve tenants and residents in
developing strategies.  At the same time it
is evident that past experience will mean
that some residents will not respond.
There may be more prospect of sustained
and even increased participation if this is
seen to be a new approach developed
throughout Wales and if there are seen to
be opportunities to influence decisions –
about, for example local budgets or local
lettings initiatives.
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