Lodge Lane Priority Neighbourhood NRA Brief

Area Profile and Boundary

Lodge Lane Neighbourhood Priority Area is located in the South End Policy Zone of the Inner Core, one of the five Housing Zones identified by the housing market research work commissioned by the City Council.

Situated between the city centre and Sefton and Princes public parks. It is ideally situated for a residential area of character properties. It has a long history and a diverse multi-cultural community. The social and cultural bases of many black and minority ethnic groups are located here. The Lodge Lane area is at the heart of the only multi-cultural area on Merseyside where the majority of people live in relative racial harmony.

The Lodge Lane area is one of the most historic areas in probably the most historic area outside of Liverpool city centre. In fact Toxteth is named in the Doomsday Book Liverpool is not. Lodge Lane has existed since the time of King John when he built his Upper Lodge in his Royal Hunting Park of Toxteth. Some of this thirteenth century building still exist and are incorporated into an eighteenth century house.

The Lodge Lane area borders on to Princes Park one of the most important Victorian parks in the country and was the catalyst for the public parks movement of the mid nineteenth century. Princes Park was designed by Sir Joseph Paxton and was his first commission outside the gardens of Chatsworth House it gates designed by Decimus Burton where opened in 1844.

To the south Lodge Lane led up to the gates of Sefton Park until its name was changed when the park was completed in 1872. Lodge Lane is now called Sefton Park Road at its junction with Croxteth Road. The 400 acres that now make up the largest of Liverpool’s parks was purchased by the city from Lord Sefton and a competition was held to decide who would design the park. The contest was won by Andre of Paris a pupil of Alphand, the great landscape gardener of Napoleon III, and Louis Hornblower a Liverpool architect. 

Lodge Lane is also the main route from the North of the city into Sefton Park and the popular residential and commercial area that surrounds it. 

Lodge Lane was once the most cosmopolitan shopping area in the city with goods on offer that could be bought no where else in the city. It attracted shoppers from as far afield as Dovecot. John Cornelius describes the amazing shopping experience on the lane vividly in his book Liverpool 8 published just after the riots. Since the events of 1981 the shopping provision has declined dramatically but you can still eat food on the cafes that can be bought no where else, including Caribbean, Yemeni and Somali delicacies. The shops on Lodge Lane have great development potential if the area can attract investment. Some of the many Victorian pubs which are now closed, could be converted to restaurants and leisure facilities if the area can improve its image

It is bounded by Upper Parliament Street and Smithdown Road to the north, Kingsley Road to the west, Croxteth Road to the south and Hartington Road to the east. Adjoining the area on its western boundary is the Granby Housing Renewal Area, declared in 1995.

The Lodge Lane Area can be characterised by a disproportionately high level of social housing, low demand for rented accommodation but with considerable interest in owner occupation, artificially low property values, period stock in poor condition, a poorly served retail centre with no anchor destination store and a large number of small vacant sites. However, because of its location, prime physical assets, heritage and rich cultural diversity, it also presents some of the best opportunities for housing led regeneration. In light of its pivotal location it is a key opportunity for the City.

Areas immediately adjacent to the Lodge Lane Area are experiencing phenomenal demand for residential accommodation in very similar types of housing stock but also in apartment conversions and in converted buildings good condition similar period housing stock in the park areas is proving extremely popular.

The housing in the area has been defined into a number of sub-areas and these can be described as follows:

Smithdown Streets
an area of mainly pre-1919 two bedroom terraced property, with a disproportionately high level of RSL ownership,experiencing low demand and high void levels, some demolition has taken place, initiated by the main RSL. The stock would lend itself to accommodating larger units by structural conversion. 

Hartington
larger semi detached Victorian properties of considerable merit, in a number of ownerships, with a small number of 


local authority low cost infill developments. Again these would lend themselves well to family occupation or conversions to flats for sale

Vandyke/Wordsworth
larger terraced property of considerable merit, with higher proportion of owner occupiers, off pavement in better physical condition which is reflected in fewer voids and higher demand 

The Groves
A variety of housing types and sizes, predominantly two and three bedroom attractive character terraced property, with a disproportionately high level of RSL ownership,
experiencing poor stock condition and extreme neglect have led to high vacancy rates
 The area has been blighted by talk of demolition for many years which has consequently led to further dereliction and abandonment although the stock remains in fair condition and offers a superb opportunity for refurbishment and private sale

Asbridge/Ritson
solely two bedroom terraced property, moderate stock condition with ownership dominated by one RSL and a housing co-operative. Some of the properties have been knocked into one and provide excellent large accommodation to meet modern needs. 

Sefton Park Villas
large Victorian detached properties many having conservation area status. It is also boarded by the wonderful Princess Park Mansion. Some of this area has been in multi-occupation in the past but it is experiencing a growing trend towards refurbishment and conversion to family dwellings. The area could well be identified as a conservation area. This area has been identified as the potential buffer zone [BY WHO?? MARK AND TO BUFFER WHAT???]- PLEASE CAN WE DISCUSS AT THE EDITORIAL MEETING for any future HRA

As very few properties come to the market for owner occupation, vacancy rates in the area average 19%, whilst the level of unfit housing stands

at 20%. Property values for the area are less than half the citywide average and are artificially depressed as a result of the poor management of the neighbourhood. In light of the uncertainty over the area’s future properties are not coming on to the market. In adjacent  neighbourhoods, such as Sefton Park Villas values are extremely buoyant. This buoyancy is now starting to ripple out into the Groves and wider Lodge Lane area where there is evidence of outsiders are now purchasing properties for their owner occupation.

Lodge Lane itself is the main local shopping centre for the area, and until recently was showing 

signs of decline due to poor management, with retail units that are in poor physical condition and few trading shops, a process which has been accelerated by the opening of a major supermarket approximately half a mile away. Recently however several new shops have opened and are trading in the parade.

A new business park has opened in the north west corner of the area, with high quality commercial units currently awaiting occupancy.

An unemployment rate of 13.5% is more than twice the citywide average, with few major employment opportunities

As described above the existing housing provision consists of high density 

Victorian terraced properties with ownership being:

Neighbourhood
Private Owned
Social Rented

Smithdown Streets
334


351

Hartington
124


49

Vandyke/Wordsworth
188


130

The Groves
220


231

Asbridge/Ritson
60


227

Total



926


988

Buffer Zone

Sefton Park Villas

597


382

The Lodge Lane area has been the focus of numerous social, cultural, economic and housing interventions which have approached the area from a single issue perspective. As a result the area remains one of high deprivation with its community experiencing social and racial exclusion from opportunities in other parts of the city.

Community involvement in the area has also tended to follow this issue specific pattern. However, over the last eighteen months, Cosmopolitan HA as lead RSL for Lodge Lane has facilitated the development of the Lodge Lane Regeneration Group, (LLRG) the resident’s forum for the area. The Lodge Lane Regeneration Group Committee consists of elected street representatives from each of the different neighbourhoods. As a member of the Housing Strategy Group, which consists of social housing providers in the area, LLRG has played an active role in discussing some of the initial suggestions for housing regeneration, which range from large scale clearance in the Groves neighbourhood to little or no intervention in others. LLRG is vehemently opposed to any demolition and rebuild on whatever scale as they believe the unique historic character of all the properties and the strong community are the area’s best chance for regeneration. 

Existing information

Some work has already taken place within the Lodge Lane area:

Resident Consultation

On behalf of the City Council, Community Concepts completed a survey of owner occupiers, tenants and businesses to gauge their opinion on existing conditions within the area and their future preferences, aspirations and intentions, in order to develop a vision for the regeneration of Lodge Lane. The final report was effective February 2000. This survey was entirely rejected by LLRG as it was considered to be heavily biased towards demolition which is opposed by LLRG. Also the low numbers of people surveyed was not considered to be sufficient to be truly reflective of the communities view.

In addition an ‘in house’ resident survey was conducted by the City Council in early 2002 to obtain views on suggested regeneration options for individual sub-neighbourhoods. Only 40% of the Council’s own tenants were surveyed and of the 40% (of council tenants) surveyed 59% supported the suggestion of selective demolition in the Groves sub-area with longer term retention elsewhere.

Stock Condition

This exercise was carried out by David Adamson and Partners and focused on the older private sector housing stock within the Lodge Lane area.

This report was effective October 2001 [ what was the result?? ]

Area Regeneration Framework

Granby Toxteth Partnership has utilised Neighbourhood Renewal Funding to commission Llewellyn-Davies Associates to undertake an Area Regeneration Framework . The Study area covers five neighbourhoods of which Lodge Lane is one. This work has been undertaken in two phases, the first stage being an audit of all existing schemes and initiatives and the area’s physical characteristics. The second stage, which is currently ongoing, involves the development of a ‘master plan’ and implementation framework building on the strengths of the area, which will focus on some initial key projects that will encourage both resident and stakeholder confidence.. The Granby Toxteth Masterplan which has recently been formulated for the area has Lodge Lane as one of its priority neighbourhoods and acknowledges the fact that where possible every endeavour should be made to ensure that the area retains its Victorian Character. It suggests maximum retention of period properties, and has won wide support in the community
Strategic Investment Framework (SIF)

In order to develop our bids for resources the City has commissioned the development of a Strategic Investment Framework to help identify areas of opportunity for early intervention. This work has identified four area of opportunity across Liverpool’s Inner Core. Lodge Lane is situated in the City Centre South area of opportunity.

The next stage in this process is the appointment of preferred developer partners who will be responsible for implementing the proposals emerging from the SIF.

It is important that the consultants appointed to undertake this study, familiarise themselves with the work that has already taken place or is ongoing and evaluate this in relation to the requirements of the NRA process. Any additional detail regarding survey and consultation exercises already undertaken may be obtained from Mark Wiggins on 0151 233 4239

In summary, the City Council is seeking to pull together work that has been carried out to date in order to develop a forward looking regeneration plan that will:

· Preservation of as many of the period character properties

· Improve housing identified for retention

· Provide refurbished homes that meet demand for a healthy mix of social renting and owner occupation with a wider shift towards private occupation

· Provide for the specific housing needs of the BMEcommunity ??? can we talk about this when we meet mark?

· Consolidate and improve local shopping provision and facilities

· Provide more leisure/community facilities

· Enhance transport provision

· Enhance the living environment

· Utilise the physical assets of the area, such as the adjoining Parks, as well as the rich culture of the area.

· Limited demolition where absolutely necessary 

Key proposals will therefore need to include:

· Improved housing

· Improve perception of area to outsiders and residents

· Better shopping

· Transport

· Parks and Open Spaces

· Leisure, Sports and Tourism

· Education

· Creation of job opportunities

