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Celebrating 20 years...

Then and Now!

Paul Davies Chief Executive welcomes Mrs Whitteck – 
the first tenant to officially walk into our reception at 
Corney Square when the doors opened. We had 1508 
properties when we launched. Now we own 1821 
properties. Pictured with Sarah Bowman.

In the beginning
John Clasper Chief Executive welcomes Mrs Bamber 
to Blain House. Mrs Bamber has been a tenant for a 
number of years but has downsized to a smaller, easier 
to manage home and is officially our newest tenant to 
date. We have issued over 3,800 tenancies during the 
20 years. Pictured with Jenny Webb. 

Mirror image

On 22nd September 
1997, the stock transfer of 1508 
properties was officially completed and the 
work of Eden Housing Association began. 

Ron Richardson, our first Chair, recalls 
working through the night with Paul Davies 
to sign over each of the properties. This year 
marks our 20th anniversary.
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Executive Leadership Team: Jenny Everingham, 
Director of Operations; John Clasper Chief 
Executive; Kristina Thrush Director of Finance  & 
Corporate Resources 

Introducing our Leadership Teams:

A warm welcome

Our 2017 Annual Report looks back, remembers 
and celebrates our 20th anniversary as Eden 
Housing Association (EHA).  It is a specially 
extended edition to give you a flavour of the 
great things the Association and its people have 
been involved in over the years.
Of course, none of this would have been possible without 
the original vision of Eden District Council and huge 
effort from many tenants and residents, staff, members, 
partner organisations and other key stakeholders. I hope 
you enjoy your trip down memory lane.

The last 12 months have been as busy and productive as 
any in the lifetime of EHA. 

The Government’s imposed rent reduction policy, 
requiring all associations to reduce rents by 1% for four 
consecutive years was implemented from April 2016. 
This policy triggered major implications for the sector, 
in terms of viability, reviewing its core purpose and 
capacity to develop new homes. For us, we undertook a 
major organisation restructure in the 2016/17 financial 
year which resulted in a new, slimmed down Executive 
Directors’ and Management Team and a staff structure 
reduced by some 7%. We have protected, as far as we 
can, aspects of our services valued highly by our tenants, 
including local access and face to face conversation with 
trusted and familiar people. 

Henry Barker - Chair John Clasper - Chief Executive

Board Members: Fra Cooke, Peter Fletcher, David Wood, 
Bob Clark, Margery Mansfied-Cooke, Henry Barker (Chair). 

Inset pictures: Simon Hunt, Ian Tupling, Anne Cradock, 
Allan Dickson.

We began piloting our new ‘Neighbourhood Approach’  
in Alston. This approach consists of creating a more 
strategic plan for our neighbourhoods, being clear about 
where (with partners), we can add value. We must also 
join-up our own services and internal functions in a 
better way, to ensure best value and response to tenants’ 
and residents’ rising expectations. Our Neighbourhood 
Approach has just received national good practice 
accreditation from the Chartered Institute of Housing at its 
annual housing conference. 

In terms of growth, we bought 19 new affordable homes 
in Appleby and Penrith, all were let immediately.

In June 2016, we extended our community alarm response 
service in to Carlisle. 1,000 new customers, many of them 
older and vulnerable, were at risk of losing the alarm 
service when another provider withdrew at short notice. 

We continue to satisfy our regulatory requirements, 
receiving the highest grading for governance and viability. 
Our Board remains alert to future pressures on our 
income from the proposed introduction of a local housing 
allowance ‘cap’ and the roll-out of Universal Credit and 
is regularly reviewing how we are best able to meet our 
tenants’ needs and expectations. 

Finally, we’d like to take this opportunity to pass on thanks 
to our staff, agents, partners and all who have helped to 
make EHA the success it has been over the last 20 years. 
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Income and expenditure account for the year ended 31 March 2016

 2016/17 2015/16 2014/15 2013/14 
 £’000 £’000 £’000 £’000
Turnover (excluding grants) 10,132 9,869 9,350 9,408

Grant income - 810 5,177 -

Other income 82 146 577 90

Less: Cost of sales - - (65) (361)

Less: Operating costs (7,132) (6,664) (7,475) (6,083)

Operating surplus 3,082 4,161 7,564 3,054

Surplus/(deficit) on sale of fixed assets 446 521 (177) 196

Less: Net interest costs (2,169) (2,050) (2,029) (2,205)

Increase/(decrease) in property valuations  1,925 (10,180) 102 -

Surplus/(Deficit) for year (before tax) 3,284 (7,548) 5,460 1,045

Operating Margin % 30% 38% 50% 32%

Operating Margin % (excluding grant income) 30% 34% 24% 32%

How the money was spent

23%
Interest on loans

6%
Management 

& Governance

3%  
Non-staff costs  
like insurance and legal

20%  
Responsive Repairs 

and Planned 
Maintenance

3%  
Care, Support 
and Community 
Investment

19% 
Employee 
costs (mainly 
salaries)

A surplus for the year (before tax) of £3,284k was 
reported, an improvement over the prior year, 
however, the operating surplus (surplus before 
revaluation and interest) has reduced to £3,082. The 
Government’s rent reduction policy continues to 
negatively impact the Association’s financial results, 
although the reduction was mainly due to the drop in 
capital grant income. 

The Association implemented its cost reduction 
programme in the year to address the reduction 
in income. Roles were restructured within the 
organisation to ensure we remained viable, whilst 
ensuring we have the right skills, abilities and 
capacity to support tenants and residents as we 
all grapple with present and future welfare reform 
challenges. 

Additional redundancy costs were incurred this year 
due to this restructure but savings will be generated 
in future years.

For a full set of statutory accounts please call us on 
01768 861400 or visit our website.

4%  
Other Housing 
Activities

17%
Depreciation

5%
Independant 

Living
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Management Cost Per Managed Property  
Our management costs per unit for 2016/17 was £1,360 which is higher than the previous year of £1,158 due to the 
additional cost of restructure.

Year UK Average Eden HA Rural HA Urban HA Impact
2016 1,036 1,158 927 836 1,846 

2015 1,046 1,230 663 868 1,800 

2014 990 1,019 637 820 1,758 

2013 952 1,092 637 767 1,715 

Eden HA  deeply rural with an Independent Living Service
Cumbrian HA  traditional HA operating nearby
Urban HA  similar sized traditional HA operating in an urban area
Rural HA  traditional rural HA with an Independent Living Service

Operating Margin*
Our operating margin for 2016/17 was 30%, a reduction on previous year’s performance of 34% (excluding grant 
income) due to additional costs of restructuring.

Year UK Average Eden HA Rural HA Urban HA Impact
2016 27.6% 38.4% 18.5% 40.1% 14.3% 

2015 28.3% 27.81% 24.4% 28.9% 21.0%

2014 26.5% 32.2% 23.8% 25.9% 20.6%

2013 25.9% 30.0% 22.1% 19.4% 16.0%

*Operating margin is the surplus available for investment after paying the costs of running the business (excluding interest).

Maintenance Cost Per Owned Property 
Our maintenance costs per unit for 2016/17 was £998 an improvement on the previous year of £1,090 as cost 
saving initiatives have been implemented.

Year UK Average Eden HA Rural HA Urban HA Cumbrian HA
2016 998 1,090 990 760 1,200

2015 1,001 1,110 996 1,136 881

2014 1,234 983 972 1,603 895

2013 992 1,066 906 1,740 888

Our Board set a target of achieving management and maintenance costs per unit of £999 by 31 March 2018. We 
are on track to achieving these targets with cost savings anticipated next year once the restructure has bedded in.

How do we compare?
The following compares our operational 
and financial performance against 
associations of similar sizes and is taken 
from the Homes & Communities Agency 
(HCA) publication ‘2016 Global Accounts of 
Housing Providers’. The 2017 report is not 
yet available.  

We continue to perform well on rent 
collection and remain focussed on 
ensuring we deal with arrears in a 
timely manner.

We are pleased to see the reduction 
in rent lost due to empty homes and 
hope to continue this trend in the 
coming year.

Year Uk Average Eden HA
2017 N/A 1.23%

2016 4.5% 0.89%

2015 4.6% 1.32%

2014 4.7% 1.14%

Rent Arrears Rent Loss Due to Empty Homes
Year Uk Average Eden HA
2017 N/A 1.06%

2016 1.6% 1.7%

2015 1.70% 1.18%

2014 1.80% 1.17%
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Tenant Satisfaction

Taking everything into account, how satisfied or 
dissatisfied are you with the service provided by EHA?* 

 2013 2014 2015 2016
Very Satisfied 57% 58% 58% 53%
Combined Satisfaction 88% 93% 91% 84%
Combined Dissatisfaction 6% 5% 6% 6%

Generally, how satisfied or dissatisfied are you with the 
way EHA deals with repairs and maintenance?*

 2013 2014 2015 2016
Very Satisfied 55% 60% 56% 50%
Combined Satisfaction 84% 87% 90% 79%
Combined Dissatisfaction 10% 8% 7% 9%

How satisfied or dissatisfied are you that your rent 
provides Value for Money?*

 2013 2014 2015 2016
Very Satisfied 48% 45% 46% 41%
Combined Satisfaction 81% 86% 84% 77%
Combined Dissatisfaction 13% 8% 6% 8%

How satisfied or dissatisfied are you that EHA 
listens to your views and acts upon them?*

 2013 2014 2015 2016
Very Satisfied 49% 49% 41% 37%
Combined Satisfaction 77% 80% 79% 71%
Combined Dissatisfaction 13% 11% 10% 12%

Mr Y

Thank you to the team at Heysham for being absolutely 
brilliant with my parents.  You are, without doubt, some 

of the kindest people I ever knew. 

Appleby Scout Group

Thanks to the community development 
team for the wheelchair basketball 
event.  It was well organised and 

fantastic for the group - the children 
haven’t stopped talking about it. 

Mrs S
Fab service from the ever-cheerful Heather in repairs.  

Thank you.

*Source: EHA Annual Customer Satisfaction Survey Results. Please note 
not all tables add up to 100% because the % for neither satisfied or 
dissatisfied is not shown.

Tables indicate a downturn on previous 
high satisfaction levels, but it is reassuring 
to note that there has been no real 
increase in dissatisfaction. Movement 
has been towards ‘neither satisfied/
dissatisfied’, which is still an indication of 
travel in the wrong direction.
We are not sure if this is a one-off, resulting from 
our organisational restructure.  Whilst we did 
everything we reasonably could for the front-line 
landlord services to continue, the restructure 
resulted in changed faces and some diminution 
of service our tenants had been accustomed 
to, eg community development. We are also 
tightening our financial grip regards maintenance 
requests over and above landlord obligations and 
this is something that is likely to continue. 

We are aware from another neighbouring 
association that its satisfaction levels are down by 
almost identical levels, which could indicate this is 
a wider, sector issue.
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We have continued our membership of Cumbria 
Housing Partners (CHP) and Northern Housing 
Consortium (NHC). These memberships (costing 
a total of £1,600 annually) enable us to procure 
goods and services more efficiently and cost 
effectively by bulk-buying with other like-
minded organisations.  
Our annual statement from NHC received in April 
2017 showed our estimated savings for the year 
are £23,404. We continue to procure much of our 
planned maintenance work through CHP and as well 
as benefitting from lower costs, we have also received 
funding for an Office Apprentice. Olivia Day is our third 
Business Administration Apprentice, Max Stoddart and 
Brad Renwick have both successfully completed their 
qualifications and are now full time employees.

Procurement efficiencies

A new organisational structure 
Over the last 12 months the Association has restructured, 
covering every level of the organisation and achieving 
more than the forecast £150k annual staff cost savings 
required for future viability. The majority of savings 
were made at senior executive level to protect, as far 
as possible, the day to day, face to face and home visit 
interaction our tenants and residents value. A new and 
leaner executive leadership and management structure is 
now in place. 

The annual establishment staffing costs have been 
cut by 7%, though it will still be a challenge for an 
organisation of our size to ensure we maintain the right 
skills and capacity for the uncertain housing and related 
environment in the future.

 

Scope of services - introducing 
Neighbourhood Plans

In restructuring, we are moving to deliver our 
services based on a ‘Neighbourhood Model’. Our 
collaborative work with the Chartered Institute 
of Housing (CIH) and a select number of other UK 
housing associations has helped establish how we 
can better obtain value in delivery of our services, 
whilst being more accountable to our tenants.

During the year we engaged with tenants and 
tenant groups by conducting a neighbourhood 
survey to establish resident priorities. These 
results have been captured and the baseline 
neighbourhood data will enable more transparent 
monitoring of the outcomes of our new 
neighbourhood management approach. Rolling out 
in 2017/18, our first plan to be implemented is for 
Alston – we expect it to be accredited by the CIH.

Our Value for Money performance in 2016/17
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In 2016/17 around £40K was invested in the Cumbria Law Centre (CLC), a 
primary strategic partner. CLC is an independent charity offering specialist 
level legal advice and casework in housing, debt, welfare benefits and 
employment matters.  

During the period 1 April 2016 - 31 March 2017, CLC has supported our 
tenants, working on 163 full cases and 11 matters not classed as casework. 
The total gains on these cases is an estimate £659K. Since the partnership 
began in April 2013, the total gains is in the region of £1.48 million.

 Of the cases reported, there were:

�� 6 housing cases

�� 37 debt / money advice cases

�� 131 welfare benefits cases

Current tenant rent arrears (end of March 2017) is 0.89% comparing 
favourably with other organisations - a good indication of the value 
for money of our investment. In view of this success and supported in 
recommendations by our Tenants’ Scrutiny Panel, we plan to continue 
the collaboration.

Pete Moran from CLC with John Clasper 
Chief Executive EHA .

Our full Value For Money self-assessment can be accessed on our website - www.edenha.org.uk

Collaboration sees “Total gains in excess of £1.48M”

Investing in our tenants and residents
One of the consequences of our 
reduction in staff resources was 
ending our dedicated community 
development resource. 
However during the year, with help 
and support of other organisations, 
7 practical training events were held 
across different localities. Over 75 
residents increased their skills and 
knowledge in such areas as ‘growing 
your own’, healthy eating and First Aid. 
We will continue to seek opportunities 
to partner and collaborate with others.

Staff and residents at our extra care 
scheme in Carlisle, engaged with a local 
school on a gardening club and the 
inter-generational engagement was of 
value to all involved.

We have continued to provide funds, 
available for our tenants to engage  
with the Cumbria and Lancaster 
Tenants’ and Residents’ Forum. This 
enables members of our Tenants’ and 
Residents’ Assembly ECHO and our 
Tenant Scrutiny Panel, to meet with 
tenants from other organisations and 
share learning and benchmarking. 
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Memories and highlights – a twenty year timeline

The transfer of 1508 properties to Eden Housing 
Association officially took place on 22nd September 1997 
under the auspices of our first Chair Ron Richardson and 
Chief Executive Paul Davies. Ron remembers staying up 
all night signing all the 1508 agreements.

Ron Richardson Chair 1997 - 2004

Our first affordable housing development was launched 
in June 2000. The six houses all had two bedrooms and 
were allocated to families who had been on the Kirkby 
Stephen waiting list. This scheme was jointly developed in 
partnership with Impact Housing Association who created 
six one bed flats on the same development.

The scheme was officially launched by Sheila Haughey Chair 
of Kirkby Stephen Parish Council

Ron with EDC Chair Bernard Thornborrow

An imaginative scheme that provides 
twelve affordable homes in the centre of 
Penrith. It converted and improved Grade 
2 listed sandstone dwellings, preserving 
and restoring many of the original 
materials and unlocked the old Griffin 
Yard - a historic part of the town. This has 
become part of the Town’s Millennium 
Trail and is commemorated on a plaque 
located at the Dockray entrance to the 
yard, sponsored by the Association.

Westgarth Grove, Kirkby Stephen - June 2000   

White Hart Yard and Griffin Yard, Penrith - July 2001  

1998 20022000 2004 20061999 20032001 2005 2007

Twelve rented houses and bungalows, were built by the 
Association at a total cost of £613,000. Tenants moved in 
from January that year. The two bungalows are designed 
with flexibility in mind to satisfy future needs of disabled 
families.

Pategill Park, Penrith - June 2002
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1998 20022000 2004 20061999 20032001 2005 2007

Chris Bonnington opened our first Lake District 
National Park scheme. The three houses and 
two flats were designed in a manner that blends 
well into the community, using natural materials 
including timber frame construction.   

This launch marked the 110th new home built 
by the Association in its first four years.

 The Courtyard, Hesket Newmarket - December 2002 

During the initial consultation process, 
EHA pledged a major programme of 
modernisations in the first five years. 
This included replacement bathrooms 
and kitchens to all homes built before 
1980 which had not previously been 
modernised. The 2001 – 2002 Annual 
Report highlighted the 300th property to 
be modernised. 

During our feedback sessions, tenants 
highlighted the modernisations as one of 
the key aspects that stand out in the last 
20 years. 

BeforeBefore

AfterAfter

A pledge to tenants – modernisation of properties

A milestone in our journey was 
the opening of our offices at Blain 
House. Named after the historical 
significance of Richard Blain, once 
owner of the land and Great 
Great Grandfather of Frederick 
Wilson (Fred ‘the Herald 
photographer’) and his sister 
Georgina Nicholson Bracken - a 
member of our staff. 

New Offices at Blain House opened by Lord Inglewood – June 2003 
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2008 20122010 2014 20162009 20132011 2015 2017

Kirkby Thore (Sandersons Croft) Doorstep Green - 2002 

2001 – 2002 saw the start of major work at Sandersons Croft in Kirkby Thore. 
The Doorstep Green project stands out as a key milestone for the Association, 
one that was five years in development. 

The project received Countryside Alliance financial support and major funding 
from the Big Lottery Fund in the sum of £118,445. 

Doorstep Green provided a new place for recreation and leisure and improved 
the environment for Sandersons Croft and the wider Kirkby Thore community.  
Its success owes a lot to effective partnership between the long-established 
Sandersons Croft Tenants’ and Residents’ Association, the Doorstep Green 
Group, EHA, the Big Lottery, the Countryside Agency and numerous other 
funders. 

Located in the centre of Sandersons Croft, old play equipment, a block of twelve 
disused garages and three houses were demolished to make way for the village 
green and play area.  The project also included developing activities for the 
community and improvements to Sandersons Croft homes.

Other highlights from this era:
�� 1999/2000 Pategill Play Area launched

�� Obtained first Investors In People (IIP) Award in November 2000  
  (An award recognising our investment in training and development)

�� February 2001 – 900 smoke alarms fitted in joint venture with Cumbria Fire Service

�� West Lane, Shap May 2001  - 2 x three-bed and 4 x two-bed houses officially opened by our Chair

�� Scattergate Close, Appleby - November 2001 – Councillor Thwaytes officially opened 4 x two bed family homes.

�� Thompson Court, Stricklandgate , Penrith 2003 – 6 new homes completed

�� Rowan Court, Penrith 2002 – New homes launched consisting of 7 houses and 4 flats
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Mitre Managing Agents 2004
May 2004, the Association entered into a management agreement 
with Mitre Housing Association Ltd, becoming managing agents 
for stock across the Diocese of Carlisle. This collaboration remains 
strong today and has led to joint development initiatives over the 
years, one received mention by the Archbishop of Canterbury in his 
address at the National Housing Conference 

Ken McKean Chair 2004 - 2007

Bill Lowther, Chair Cumbria Strategic Partnership officially opened the scheme 
of five local affordable homes. This scheme achieved national fame through 
its reference in the Business In The Community publication on housing and 
businesses working together, launched by HRH Prince Charles in 2003.  It 
provided a good local example of a rural business, Bells Bakery working 
with us as a rural housing provider, to enhance the sustainability of the local 
community and economy.   This was recognised as a noteworthy model for 
the county by the Cumbria Strategic Partnership.

Lazonby: our first shared ownership scheme,  
working with Bells Bakery - August 2004   

In 2005 Eden Youth Work Partnership (EYWP) moved into an office 
at Blain House, enabling the two organisations to build an even 
stronger relationship.  This led to more than 5 years of very positive 
engagement with young people across a number of projects 
including the Scran Shed at Alston. 

Eden Youth Work Partnership

Opened by Marianne Hood, Chair 
of the National Housing Forum 
in August 2005, the Doorstep 
Green Project was the first and 
most iconic project undertaken 
by the Association to date.  It was 
officially opened, under the reign 
of our second Chair Ken McKean.

Doorstep Green opening 2005 – a key milestone

1998 20022000 2004 20061999 20032001 2005 2007

The success of the Kirkby Stephen Doorstep Project is one of Ken’s favourite memories.
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2008 20122010 2014 20162009 20132011 2015 2017

Heughscaur Close, Pooley Bridge, is an affordable housing 
scheme comprising six houses and flats for rental and two 
houses for shared ownership sale.  

The residents living at the scheme all have strong connections 
with the village and surrounding areas. 

The development represented a successful response to the 
lobbying of local young people in 1999/2000 for affordable 
homes to allow them to live and work in the village; one of the 
original lobbyists, Deborah Lowis, a trainee teacher, was one of 
the first occupants of a rented home.

Pooley Bridge: Officially launched by Mr Thornton, Chairman of 
Lake District National Park Authority - October 2005

�� Pooley Bridge is a perfect example of a community creative scheme 
and is featured in HRH Prince Charles’ National Rural Design Guide 
“Creating a Sense of Place”. It’s not just because of the architectural 
design of the homes, but because of the whole process of engaging 
with the community and the young local people who wished to 
live there. It became a great template for other affordable housing 
developments – which included subsequently completed homes at 
Coniston.

�� The scheme was also acclaimed by the Government for its 
community involvement and contribution to rural sustainability. 

HRH visit to Pooley Bridge – 2006 

Other highlights from this era:
�� St Michael’s Court, Appleby new homes built February 

2004 and won a local Civic Trust Award

�� Rampkin House refurbishment September 2004 
– sheltered scheme now remodelled as an extra 
care scheme with 19 homes, launched by Peter 
Woodhouse, Cumbria County Council

�� Newbiggin November 2006 – 6 affordable low cost 
homes for shared ownership officially opened by 
Councillor Savage, Chair EDC

�� Langwathby September 2007 new shared ownership 
scheme officially opened by Councillor Michael 
Holliday
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Joan’s favourite memories focus on engaging with the community,  
here we include several great examples. 

Joint development with Mitre Housing 
Association, Melmerby - December 2007  
The appropriately named ‘Rectory Dell’ includes 2 homes for rent with Mitre and 
two homes for sale through the shared ownership scheme with EHA. 

Joan Johnstone Chair 2007-2011

Kick starting the fundraising for Cliburn Play area, Paul Davies, Chief 
Executive at EHA  handed over a cheque for £2,000 . The organisation 
supported the local group to appeal for the ‘People’s Millions’ as part 
of Big Lottery funding  - they secured a cheque for £58,567. We also 
supported residents with funds and other resources at that time in 
Brough, Penrith and Kirkby Stephen

Cliburn Play Area funding - 2008 

The goal was to encourage young people to contribute to their 
community, become more involved and improve relationships 
between young and older people. The scheme proved very 
popular with young people from in and around the Westgarth 
estate and the increased level of interaction in the community 
was just one measure of its success. 

The activity scheme focused on encouraging young people 
to take part in a wide range of activities which included litter 
picking, creating hanging baskets, car washes and cookery 
lessons. Open to young people under 16, they gathered points 
as rewards which were collected towards special treats which 
the group collectively agreed on – the first of which was to 
Diggerland. 

Westgarth Activity Scheme (Kirkby Stephen) - 2008  

2007 was a year of landmark occasions, we celebrated our 10th 
birthday and welcomed our 1500th tenants. Tracy Holloway, Paul 
Wright and their son Shay became the 1500th tenants with EHA and 
they had two landmarks of their own. This is their first home as a family 
and it was also the first birthday of their son Shay. It is not surprising 
that with over 150 new tenants each year, the achievement of securing 
our 1500th tenants should fall in our anniversary year. Twenty years 
from our beginning, we are close to our 4,000th tenancy (one of our 
newest tenancies features inside the cover of this report.)

Welcoming our 1500th tenant – 2007 

1998 20022000 2004 20061999 20032001 2005 2007
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2008 20122010 2014 20162009 20132011 2015 2017

In 2008 EHA opened a Residents’ Resource Centre at Blain House, 
giving tenants and residents access to a range of technology 
including computers, internet, email and digital photography, 
making it easier for Tenant and Resident Association (TRA) 
members to access and use  information.

Throughout these years, an increasing number of training courses 
were made available, covering everything from using the internet 
and first aid to growing your own veg and cookery.

In 2008 we worked with tenants and 
residents to set up a new Resident’s 
Assembly ‘ECHO’ (Eden Communities 
Homes and Organisations). ECHO 
members were committed to ensuring all 
residents have the opportunity to ‘make 
their voice heard’ and to become involved in 
improving the delivery of services from Eden 
Housing Association.  

Members celebrated the launch of the new assembly at the annual 
family fun day where members raised £827 for Eden House, the 
Children’s Hospice at Carlisle.

ECHO – established changing the face of resident 
involvement - 2008 

Expanding Tenant & Resident resources and training  
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The remodelling of the sheltered scheme has created 
twelve modern flats, plus three new bungalows in the 

grounds. The honour of cutting the ribbon went to Connie 
Gale a lady who used to work at Wasdale for many years 

as a home carer and was the scheme’s longest standing 
resident!   As EHA Chair, Joan presented Connie with a 

picture (chosen by residents), to hang in the communal 
lounge. Today, Wasdale has continued to be very much part 

of the community using the lounge for activities.  

Wasdale remodelling July 2010  

Other highlights from this era:
�� Victoria Road, Penrith April 2009 - The new scheme 

of seventeen affordable homes was launched. The 
mix of houses, flats and maisonettes for rental and 
shared ownership sale represented the fruit of a 
productive partnership between EHA and Eden 
District Council (EDC).  

�� Barraclough Fold, Glenridding – 9 new homes 
launched 2009: 7 rent and 2 shared ownership.

�� Involved in the ‘Scran Shed’ Alston and the 
Pavilion which opened in Kirkby Stephen 2009 
for community development activities.

�� Became Managing Agents for Lowther HA 2009.

�� Landels Court, Penrith - 22 new flats for rent launched 
in 2010.

1998 20022000 2004 20061999 20032001 2005 2007
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Leo remembers working in collaboration with the local 
community in Coniston which led to the development of 
14 homes for local people. EHA developed 11 properties 
at Church Field, Coniston and 3 for Mitre Housing 
Association at John Hext House.

Leo Finn Chair 2011

Launched by Tim Farron MP, our development at Church 
Field Close in Coniston is a mixed scheme of eleven 
affordable homes for local people. Its development was 
determined through a housing need survey carried out 
by Cumbria Rural Housing Trust and comprises of five 
bungalows and seven houses.

Paul Davies, Chief Executive of Eden 
Housing Association retired on Friday 
1st April, 2011, marking the end of a 35 
year career in social housing. Paul was 
instrumental in the formation of the 
Association and was its Chief Executive for 
fourteen years.

The Coniston developments

2011 - A fond farewell as Chief Executive retires

 The £1.7 million development is one of the most 
participative projects the Association had worked on to 
date. EHA worked closely with the Coniston and Torver 
Housing Group, the Coniston Parochial Church Council, 
South Lakeland District Council, the National Park 
Planning Authority and the Homes and Communities 
Agency to identify, fund and develop the scheme for 
local people.   Alongside this build, we worked on the 
development of John Hext House (the former Coniston 
church rooms)  for Mitre Housing Association.

In 1986 Paul took up the role of Housing Manager with Eden District 
Council.  He had a major role in introducing tenant consultation and was 
involved in the formation of Tenant and Resident Associations; when 
tenants voted for a transfer out of Council ownership, to the newly formed 
local Association, Paul took on the role of Chief Executive.
His desire to build on resident involvement was a continuous thread 
during his leadership, with the formation of ECHO and the growing 
community development work: the regeneration of Sandersons Croft in 
Kirkby Thore, community play schemes in Pategill, Cliburn, Brough and 
Kirkby Stephen as well as support for Penrith Skate Park.
Testimony to Paul’s focus on rural homes and communities is also seen in 
places like Pooley Bridge, Lazonby, Threlkeld and Keswick. 
Paul had the vision, leadership and professionalism that delivered 
outstanding levels of performance for the Association, so it was little 
wonder that he received a letter from HRH Price Charles’ office offering 
words of praise “His Royal Highness is in awe of your dedication and 
commitment to this important issue and hopes you will have a long and 
happy retirement”.
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Heysham Extra Care development and launch July 2012  
Work on Heysham Gardens - our ‘flagship’ Carlisle Extra Care Housing 
development commenced on Monday 10th August 2009 when the 
occasion was marked with a sod cutting ceremony. 

The development created 60 new homes for outright sale, shared 
ownership and rent and are all designed to accommodate flexible care 
needs. There are 40 apartments in the main block and a cluster of 20 
houses and bungalows alongside. The scheme took two years to complete 
with residents moving in from July 2011. Today the scheme is a vibrant 
and active community that promotes choice and independence for older 
people, and those with a disability or support need.

Over £9 million was invested in Heysham Gardens, which included £4.7 
million grant from the Department of Health. There have been numerous 
visits from parties interested in the scheme, including members of the 
Government’s Health Select Committee who visited the scheme in 2012.

The Heysham Gardens community extends beyond the scheme, with 
regular visits from local schools and trips out organised by the resident’s 
activity group.

Henry Barker - Chair 2011 – today

Eden Independent Living (EIL) - a new scheme that supports independence 
at home was launched on Monday 25th June 2012, and guests celebrated 
with a vintage afternoon tea party. Designed to bring a range of support 
services together under one umbrella, the scheme provides care alarms 
alongside flexible support and care packages for wide ranging needs – 
whatever the age or disability. The EIL team works with local suppliers 
whenever possible. Following research and customer feedback, the Handy 
Person service was introduced which has continued to be in great demand.

A year on, the demand for the service surpassed expectation and the goal of 
reaching 100 new customers in a year was achieved in just 9 months.

EIL launch 2012 and 1st anniversary in 2013 
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The focus in recent years has been on the needs of our older tenants and 
residents, ensuring they can remain as independent as possible in their own 
homes.  It’s no surprise that Heysham Gardens stands out as a favourite memory.
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Following consultation with tenants, Lowther & District Housing 
Association transferred its housing stock of 99 properties over to Eden 
Housing Association in December 2014. 

The portfolio of homes includes properties in the local villages of Askham, 
Hackthorpe and Clifton Moor in addition to the grade 2* listed properties 
in Lowther village dating back to the 1770’s. The design for these historic 
homes was inspired by the renowned Georgian Architect Robert Adam.  In 
recent years these homes have required substantial re-investment. 

Transfer of Engagements of Lowther stock - December 2014

More funds were needed to improve and 
maintain the homes so EHA pledged to 
invest in excess of £1.46m on property 
improvements over as short a period of 
time as possible.   We were also delighted 
that Ian Tupling agreed to join the Eden 
Housing Association Board, bringing with 
him a level of continuity and experience we 
value greatly.

There were celebrations in February 2014 when the 106 
Kendal to Penrith bus rolled into Shap for the first time 
since the route was axed. After months of hard work 
by a dedicated group of campaigners and a financial 
contribution from the Association, the service was 
reinstated albeit with a reduced timetable.  This is an 
excellent example of communities and organisations 
working together.  

Securing Shap 106 Bus - 2014 

Timed to coincide with Rural Housing Week, Eden Housing Association and 
Greystoke residents celebrated the launch of three new village homes on 
Wednesday 8th July 2015. Launched by Councillor Lesley Grisedale, EDC, 
the bungalows have been designed and built to meet the needs of older 
people. They include air source heating systems to help keep the cost of 
living in a rural location as affordable as possible.

The Association is committed to providing affordable homes in rural areas 
and already had nineteen bungalows at Castle Gardens in Greystoke. The 
additional three properties named ‘Petteril Mews’, sit next door to Castle 
Gardens and were built on land previously siting six very small garages. 
Owned by the Association, the land was earmarked for redevelopment at 
a cost of over £410,000 with  £114,505 grant funding from the Homes & 
Communities Agency.

Greystoke bungalows July 2015 
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Fun on the field as play area swings into 
action! New equipment for the Milton Street 
Play area was officially opened on 27th May 
2015, marking a significant collaboration 
between a group of residents, EHA and Inspira. 

EHA’s Community Development Officer Jenny 
Webb and Inspira, led outreach youth sessions 
in the Raiselands Croft area of Penrith.   It was 
a catalyst, leading to the formation of the ‘Fun 
on the Field’ group which has been working 
with EHA and Inspira youth workers ever 
since. The ‘Fun on the Field’ committee raised 
£44,000 to improve the play equipment and 
area for youngsters. In all, eight new pieces of 
equipment were installed.

Not only has the project delivered better 
play facilities for local children, it has 
also encouraged a greater feeling of 
community spirit on the estate.

Milton Street Play Area - 2015 

Following careful plans to relocate residents and demolish the building, 
our newest extra care scheme in Kirkby Stephen was officially opened in 
September 2015 by Parish Councillor (and our former Chair) Joan Johnstone. 

Mill Gardens was originally a sheltered housing scheme built in 1977, but its 
bedsit accommodation became dated and were no longer fit for modern day 
living. Residents had been temporarily relocated so, prior to demolition, Fire 
and Rescue crews from Cumbria, Yorkshire and Durham carried out a cross 
border fire drill where over 50 firefighters and eight appliances took part.

The old building was demolished in 2013 to make way for this new, 
modern, and future proofed extra care scheme. At a cost of £3.1 
million, the new ‘Mill Gardens’ scheme features nineteen self-contained 
apartments as well as communal facilities and gardens. 

Henry Barker, Chair of EHA said “Standards and expectations in older 
persons living have changed over the years and Eden Housing Association 
has adapted to those needs, firstly in Carlisle with the Heysham Gardens 
Extra Care scheme, and now in Kirkby Stephen with Mill Gardens.   
Residents benefit from the presence of an on-site care team, 24/7 thanks 
to the investment commitments made by Cumbria County Council.

Mill Gardens Extra Care - Sept 2015 
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The first of the 2015 training events was held in the newly established community poly-
tunnel on Greystoke Road, Penrith. The EHA ‘Grow Your Own’ training was combined 
with an open day designed to introduce the community to the new poly-tunnel and the 
idea of growing fruit and vegetables together. 

The idea for a community poly-tunnel sprouted at an earlier training session, prompted 
by resident Malcolm Carruthers. Eden Housing Association researched and secured 
£6,204 funding from Eden District Council’s Local Welfare Assistance Fund.  

Helping to get the project off the ground were Atkinson’s Builders, the Salvation Army, 
Penrith and Eden District Freegle, the Health and the Well Being Hub at Penrith Hospital 
and a group of volunteers. 

The poly-tunnel grows produce that can be used by the community, it also involves 
recycling, composting and collecting rainwater in butts to fertilise and water the plants 
that are grown.

“Nurturing ideas that grow from our training and resident groups is something we 
work hard to achieve. As an organisation, one of our key objectives is to place stronger 
emphasis on supporting our communities. This project is a good example of working in 
partnership, pulling together groups, individuals and funding.”`

Eden Housing Association and Eden Community Alarms have 
a rich independent history, collaborating pretty much since 
both organisations began.  In January 2016 Eden Community 
Alarms merged with the Association under the banner of Eden 
Independent Living (EIL). ECA Patron Lady Inglewood cut the 
ribbon to open the rebranded office and reception known as 
‘Number Twelve’.  

A joint merger group worked for months to ensure a seamless 
transition of services to customers, as well as working to 
rebrand the Eden Independent Living Service and the former 
ECA offices at 12 St Andrew’s Churchyard in Penrith.   

Polytunnel Project  - growing appeal 2015 

ECA Merger January 2016 - Lady Inglewood opened office

The shop on the Pategill estate in Penrith had been vacant for 
some time, despite great effort from the local community and 

the Association to try and find someone to take on the business. 
With a constant shortage of homes in the district, EHA following 

consultation in the local community, converted the shop into four 
one bedroomed apartments. At a cost of £242, 876, the property 

took 21 weeks to renovate.

Three of the new residents downsized, moving from three bedroom 
family home and freeing the properties for larger families. 

Pategill Shop becomes new homes 2016  
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How others see us
We have recently asked tenants, staff and stakeholders 
a few key questions about our organisation, enabling us 
to get a better understanding of how we are perceived.  

Thank you to all that have contributed. From the results, 
we have built up a word cloud that expresses the 
collective opinion:

We asked for 3 words that 
sums up our organisation, we 
also asked for memories that 
stand out about relationships 
with Eden Housing 
Association. 

Below you can see just a 
sample of what we received 
back. As well as appreciating 
the positive, we know there 
is still work to do and we are 
acting on your feedback.  
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Thoughts from tenants and residents:
We moved into housing after a house fire where 
we lost everything. The staff could not have been 

kinder, more considerate or helpful. By some stretch 
of a miracle, within days of applying, a suitable 
house was found for us in the location we were 

hoping for near the children's school. The staff were 
nothing short of brilliant - thank you! 

In 1999 when Eden Housing was next to the Town Hall, 
the staff bent over backwards to get me a house. Thanks  

Getting the keys to our current house after too 
many years of private landlords.

I did like being involved in ECHO, I think we did a lot 
of good work and hopefully will continue to do more 

in the next 20 years.

I was suffering serious harassment which caused 
continual police involvement- Eden Housing worked 

hard to get me a house transfer. I moved within a 
month and Eden also fitted extra security on my 

new home. I've had no problems since.  Thank you

Contact with housing officers made me feel valued.

Only been here six months, staff were caring and 
considerate.  Easy to talk to.

No particular occasion but I find the customer service 
team(s) on the phone/in the office outstanding - 

helpful, efficient, exceed my expectations



...25‘Celebrating 20 years... owning our future’

As an initial Board member seeing how the 
process from inception to current day has 

been very satisfying...but I suppose the best 
moment was when we became a truly stand-
alone organisation with the opening day at 

Blain House.

Paul Davies’ support as a Trustee of Cumbria Rural 
Housing Trust and for Alston Moor’s interest in 

the community land trust model. John Clasper’s 
open welcoming approach.

Contacts with tenant representatives keeping 
you grounded.

One of HAPPIEST days in my Councillor Life was 
when we handed over eleven sets of keys to new 

Church Field Close residents in Coniston

The development of Heysham Gardens Extra 
Care, from tender to seeing the new residents 
flourish in their homes. The scheme still gives 

me goose bumps today. 

The launch of the independent living service and 
the passion for rural housing delivery through 

challenging times.

Memories from Stakeholders:

I’m sure the Great North Run in aid of Hospice at 
Home, will stand out!

The team trip to see I, Daniel Blake.  It was good 
to do something as a whole organisation.

Since the restructure in December, how staff 
have all pulled together and stayed positive to 

make EHA a good place to work and a good 
place for Customers.

I don’t have one memory but it feels like home 
(well in a work capacity anyway) which is 
probably the best compliment I can give. 

Staff conference at Rookin House, bringing 
everyone together in a friendly manner as one 

team having fun.

Staff Reminiscing:
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There are some serious risks facing Eden HA 
and many other housing associations in the 
current operating environment. Some of these 
risks e.g. uncertainty around future rent setting 
and local housing allowance ‘caps’ are beyond 
our control. 
There is likely to be increased scrutiny on health and 
safety issues following the tragic events at Grenfell 
Tower in London and there is a huge unknown of how 
Brexit will play out.

It is important we manage what we have control over, 
very effectively. 

Our Board continues to place great value on our 
position and role in our local communities and wish to 
retain its strong local links and connections which are 
important to residents.

We have reviewed and reaffirmed our Mission to 
reflect essential characteristics and identified those as:

 � A strong sense of place - based in and working 
with the communities in Eden and the wider 
Cumbria Area

 � Being a good landlord, but more than a landlord 
– engaging in community activity beyond just 
tenancy services

 � Continuing with development activity, albeit a 
modest programme in line with our financial 
capacity, risks and available skills

This will involve developing new plans with a focus on:

 � Seeking opportunities for financial capacity 
release and different funding structures 

 � Working up a sustainable development strategy 
so that we can contribute to the need for new 
homes in line with demand and capacity but 
prioritising quality above quantity

 � Investing further in relationships, with residents 
and other stakeholders 

 � Understanding how our stock is performing and 
ensuring its sustainability

 � Being a good and fair employer
 � Evidencing creditable performance against which 

we can be accountable

We continue to have every potential to remain 
independent whilst investing in strategic relationships 
that can help us achieve more together.

We look forward to continuing to do our very best for 
the tenants and residents of our local communities 
and to creating further great memories over the 
period ahead.

Owning our future - where we are going  

One of the new bungalows at Brent Road, Penrith

Mill Gardens

I hope you enjoyed looking back down memory lane, now back to the present and future...



One of the new bungalows at Brent Road, Penrith

home
is where the heart is  
our meetings
and departures

built on twenty years  
a peopled-dedication  
an Anniversary
of independent optimism  
 of living  
 of lives  
 lived
our place  
yours  
mine
have seen a thousand  
birthdays, school days,  
up-days and down-days,  
seasons’ celebrations  
and other anniversaries  
each
under its own roof  
each
a living-proof
of Eden’s passion, its dedication
each brick, association,  
a commitment
of resident  
 staff
 its Board
 a volunteer

cemented
by their shared hopes
 a passion

 for its People  
 make homes  
 make People
a Community – not a word  
it is who we are
 can be  
it is where we live 
 work
 play  

support each other  
in the day-to-day
 the good times  
 the bad times
and the learning in between -
it is in gardening, computing, cooking  
the growing opportunities 
that build us up, at home
to help to take a step - together
from threshold - mine
to Doorstep Green - the yours and ours

from the Town, its Pennyhill  
to Fell
and mountain-foot Glenridding
to Carlisle, and a city’s extra-care
in all - a sheltering of lives  
 a caring
 and support  
in each
 an Eden-home  
 a place to be  
 you
 a space to be  
 me
     we

an independence  
strong in who we are  
the Eden-identity  
defined by, and for,  
People
for Independent Living
each to the other
 my own  
 but not
 alone

Twenty years, then, just the start is -  
for Eden,
homes
is where our heart is.

Abode 
A poem commissioned to celebrate our 20th anniversary by Phil Houghton
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Housing Stock:
1821  

properties at  
31 March 2017

We are a successful 
small independant 

provider of 
affordable homes 
with a rural focus


