Appendix 3

Area Void and Lettings Strategy – Central

Vision 

Working with the community to provide excellent homes and housing services.

Mission Statement

We aim to provide excellent services to all our customers, and will work in partnership with the Council and tenants to deliver homes and services that meet the aspirations of the people of Gateshead.

Aims & Objectives of Area void and lettings strategy

To provide an excellent Voids Management Service and effective lettings service which will:

· Ensure that the housing stock is utilised effectively to meet customer housing needs and minimise void loss

· Let properties in such a way as to create balanced, diverse, and sustainable communities

· Work towards ensuring that all properties meet Decent Homes standard by 2010  

· Achieve continuous improvement through effective void management

· Involve tenants in developing and improving services for customers and what happens in their areas.

The strategy will achieve the above aims and objectives by:

· Keeping customers informed of void and lettings management services whilst recognising the diverse nature of our customers 

· Involving customers and tenants in developing service improvements and security and environmental schemes

· Analysing present and past void trends

· Ensuring contractors performance is monitored

· Improving void and lettings performance 

· Identifying turnover and demand for local estates 

· Developing marketing opportunities 

· Addressing neighbourhood issues including, Decent Homes and Capital programme; structural issues, demolition issues 

· Creating a neighbourhood and environment that our customers want to live in. 

· Developing and maintaining effective partnerships with all stakeholders, which meet the particular needs of our estates. 

· Ensuring employees understand Performance Targets  

Tenant Involvement
A series of meetings were held with tenants across the borough throughout January and February 2005 to consider the 

· current lettings policy

· development of a modern lettings policy

· development of local lettings policies

· current exclusion policy.

As part of the development of the Multi Storey compact meetings were also held with tenants to discuss the management of multi storey blocks, which included tenant feedback views on the delivery of the lettings policy.   

Tenant views and comments have informed the development of area void strategies. The key theme emerging from the tenant involvement meetings incorporated into the area void strategy is the introduction of local lettings plans. Tenants felt that local lettings policies were essential to strengthen and sustain communities and residents stated they wanted to be involved and fully consulted on the development of local lettings plans.

Other themes include:

· Providing more information for customers - in particular about the availability of housing

· Improve performance on Voids and Lettings

· Creating neighbourhoods and environments that our customers want to live in.

The content of the area void and lettings strategies has been agreed with the sub group of the Tenants Forum and presented to Tenants Forum. 

Area Profile

This area of Gateshead is urban and includes the town centre. Just over one third of accommodation is social housing and 17% private rented, which is the largest in the borough. 16 of the Council’s 30 multi-storey blocks of flats are located in these wards. Flats dominate all housing sectors and although many of the Tyneside Flats have three bedrooms, they are not an ideal housing choice for families. The district is well served by public transport but is dissected by several major arterial routes. 

The total Council housing stock in the area is 3,882, 52% of which are flats. A lot of the stock is of a non-traditional construction and the traditional houses on the extensive Sheriff Hill estate require major investment. 3% of the stock is empty compared to 2% in the Council sector as a whole.

As well as the redevelopment of the Gateshead Quays as a cultural centre for the North East, Gateshead Council is exploring sources of funding and potential partners to help regenerate the town centre. This project aims to make the district a more pleasant place in which to live, work and shop. Environmental works have taken place within the scope of the project, which will last until 2007, to increase the privacy and security for people living at the heart of the town centre.

There are 14 formal/informal tenants and residents organisations in the Central area and a multi-tenure Neighbourhood Compact was signed in Deckham in May 2002.

Population

District Characteristics

Total population 30,634; total households -13,995 of which:

· 6% aged 75 or over

· 14% with only elderly people

· 26% with dependent children

· 43% with single person households

(Source: 2001 Census)

· In the Central Area the number of lone parent households varies between 14.5% in Deckham to 11.6% in Bensham (Source: 2001 Census). There is a Sure Start scheme in Deckham working alongside parents and children to promote physical, intellectual and social development of pre-school children.

· The number of households with limiting long-term illness varies from 37.6% in Saltwell to 46.1% in Bede. This is compared to 42.3% for Gateshead as a whole. (Source: 2001 Census)
· The four wards all show signs of multiple deprivations and are in the top 10% of the most deprived wards in England. The Newcastle Gateshead Pathfinder for Housing Market Renewal covers all or parts of the wards.

· This area is the most culturally diverse, being home to the significant Orthodox Jewish Community and most of the 900 - 1,000 asylum seekers in Gateshead.

· Unemployment in all of the wards in the Central area has fallen over the last year, but it is still well above the borough average of 3.8%. In Bede unemployment is at 8.4%, Bensham 8.6%, Saltwell 5.8% and Deckham 5.7%. (Source: ONS, Tyne and Wear Research - Figures for July 2003) See stock figures at appendix

· The Central wards are dominated by properties in the lowest Council tax bands, reflecting the number of flats, pre 1919 and private rented dwellings.

· More than one quarter of housing available in Saltwell ward is pre-1919 privately rented.

· Over the last 2 years a high number of Asylum Seekers have been placed in private rented accommodation in the Central district, particularly the Bensham and Saltwell wards. This is also where the Jewish and BME communities are concentrated.

Tenure breakdown (%)

	Sub Area
	Owner

Occupier
	Council
	Housing

Association
	Private

Rented
	Shared

Ownership
	Rented

Other

	Bensham
	36
	29
	11
	19
	1
	4

	Saltwell
	51
	11
	6
	28
	0
	4

	Bede
	30
	47
	7
	12
	1
	3

	Deckham
	47
	24
	16
	9
	1
	3

	Central
	41
	27
	10
	17
	1
	4

	Borough
	57.7
	29.6
	4.7
	5.6
	0.4
	2


(Source: 2001 Census)

54% of stock in Central is for rent, with more than twice the borough levels of Housing Association and private rented homes. Private rental is particularly high in Bensham and Saltwell. Owner-occupation is low in all wards.

What the Housing Need Assessment 2002 found.

The Housing Needs Assessment 2002, looked at where people planning to move in the next 5 years would like to move. The survey found that: 

· ‘Bede People’ would like to move to Low Fell, Deckham, Felling and Bensham. 

· ‘Bensham People’ would like to stay in Bensham or move to Chowdene, Saltwell or Low Fell. 

· ‘Deckham People’ would like to stay in Deckham or move to Low Fell and 

· ‘Saltwell People’ would like to stay in Saltwell or move to Bensham or Low Fell. 

It also highlighted that 13.1% of households in the borough thought that their present accommodation was not adequate for their needs. However this was higher in the Bede, Bensham, Deckham, and Saltwell wards, varying from 16% in Saltwell to 22% in Bensham. The Pathfinder will help tackle this issue. Around 7.5% of private households in the borough have a mental health problem; this is much higher in the Bede and Deckham wards at almost 23%. In addition, 11.4% of households in the borough are in negative equity and this is apparent in all of then Central wards. On average around 3.8% of households in the borough have a learning difficulty. However Deckham ward is much higher than this at 7.9%.

Neighbourhood Central housing stock summary (detailed break down at appendix) as at July 2004

	Central Neighbourhood
	
	

	Central Office
	
	
	

	Bungalow
	1BED
	29
	
	Sheriff Hill Office
	

	Bungalow
	2BED
	36
	
	Bungalow
	1BED
	97

	Bungalow
	3BED
	2
	
	Bungalow
	2BED
	13

	Total:
	67
	
	
	Total:
	110
	

	
	
	
	
	
	
	

	Flat
	0BED
	128
	
	Flat
	1BED
	30

	Flat
	1BED
	645
	
	Flat
	2BED
	88

	Flat
	2BED
	1082
	
	Flat
	3BED
	7

	Flat
	3BED
	63
	
	Total:
	125
	

	Flat
	4BED
	4
	
	
	
	

	Total:
	1922
	
	
	House
	2BED
	281

	
	
	
	
	House
	3BED
	520

	House
	2BED
	230
	
	House
	4BED
	23

	House
	3BED
	280
	
	Total:
	824
	

	House
	4BED
	9
	
	
	
	

	House
	5BED
	1
	
	Sheriff Hill Total
	
	1059

	Total:
	520
	
	

	
	
	
	

	Maisonette
	2BED
	41
	

	Maisonette
	3BED
	217
	

	Total:
	258
	
	

	
	
	
	

	Sheltered Bed-sit
	0BED
	48
	

	Total:
	48
	
	

	
	
	
	

	Sheltered Flat
	1BED
	8
	

	Total:
	8
	
	

	
	
	
	

	Central Total
	
	2823
	
	Neighbourhood total
	3882


Demand

At the moment, demand is fairly buoyant across most estates and property types in the Central area. There is considerable demand for family accommodation particularly traditional houses. There is a shortage of houses around the town centre and Right to Buy levels are high (see table below). Flats of all types including bed-sits have sufficient demand but there tends to be a much higher turnover compared to houses. This probably due to the household types i.e. singles more transient in nature but there are probably other factors affecting turnover including, 

However, past years (mid nineties to about 2001/2002) demand for Council Housing in Gateshead was shrinking generally and there was evidence of higher outward migration from inner city and urban type areas with the exception of a few areas of Gateshead that remained popular. 

Housing needs and demand (From the Housing strategy document 2002)

‘Every ward in the central area is losing households from the Council sector and there is a significant two-way flow between local authority and private rented accommodation’.

Changing demand 

Termination rates for tenancies, which started one year earlier, have doubled since 1996 to nearly 40% for properties managed by the Central office. Against a borough average of 30%, this shows the transient nature of households taking up tenancies in parts of Neighbourhood Area Central.

· Bede* has a selection of accommodation suitable for young single people and 80% of allocations made to properties managed by the Central office are to singles/single parent households, compared to 70% in Gateshead as a whole.

· The high number of flats is a key factor to high turnover. 62.5% of accommodation managed by the Central offices are flats but more than three quarters of turnover is for this property type. Conversely, Sheriff Hill comprises mainly houses and remains attractive to existing tenants with 40% of allocations being transfers’. 

*Boundary changes have since taken place during 2004 the name ‘Bede’ has been replaced with ‘Bridges’.

In the last few years this trend seems to be in reverse. A number of factors that may have affected this include initiatives and developments for urban regeneration such as: 

· Gateshead Quays and the re-development of the Riverside 

· Newcastle-Gateshead City of Culture bid. 

· Single regeneration budget projects, e.g. Town Centre environmental improvements.

While at the same time:

· Gateshead has seen the arrival of asylum seekers and refugees who have settled Council owned and Private rented accommodation. 

· Changes to Homelessness legislation has increased the number of applicants accepted as homeless and in priority need. 

· At the same time demolition programmes have reduced stock particularly in the rented sector. 

· Accelerating ‘Right to buy’ sales have further reduced Council owned stock. 

In particular demand seems to be rising fastest for family housing in Central area while at the same time this is the most popular type of Housing sold under the right to buy. 

Demolitions that are on going on Sunderland road have further reduced low cost rented housing, although much of this was of poor quality. 

Housing market renewal pathfinder is identifying schemes in the Neighbourhood to enhance demand. Consultants for Pathfinder are looking at four Neighbourhood planning boundaries including Deckham and Bensham/Shipcote areas. 

Older Person’s Strategy

The Council produced a housing strategy specifically for older people in 2003.It sets out how the council and its partners will improve the well being of older people living in Gateshead and contribute to national and regional objectives, the Community strategy and the Council’s corporate policy document ‘Beyond 2000’

The Housing Strategy for older persons set out to tackle lack of demand. One-bedroom bungalows built during the 1960s as in-fill developments no longer meet the needs and aspirations of older persons In 2004, following consultation with residents of Swanway, the decision was taken to re-house the tenants and demolish all of the thirteen bungalows. Mulgrave villas has been developed into an extra care facility where residents/tenants can opt for cleaning, shopping and domiciliary services.

Void Management 

A newly created Void team will work closely with the local offices to ensure we meet the aims and objectives of the Area Void and lettings strategy.  We will be working to turnaround void properties quicker and cut down on rent loss. Whilst the new team will carry out the void inspections and all the associated computer and monitoring work, the local offices have an important role to play.

They need to ensure that there is effective management of incoming voids and terminations and liaise with the team to ensure no delays. The local offices will also be responsible for accompanied viewings and the signing up of new tenants. Again there needs to be effective liaison with the team re dates of key return to enable forward planning and again cut down delays.

In the Central neighbourhood void works are carried out by our strategic partner, Local Environmental Services, their performance will be monitored by the new Voids team.

Lettings Management

The key purpose of the lettings team will be to register housing applications and audit the letting of available properties. They will carry out short listing for all properties to ensure consistency across the borough. Again close liaison with local offices is essential to ensure prompt exchange of information especially on offers and refusals. The local offices will need to carry out visits where these are required, interview prospective tenants, seek references, conduct accompanied viewings and arrange ‘sign-ups’ and new tenancy visits.

The Neighbourhood also has the benefit of the services of a ‘handyperson’ employed by the strategic partner who provides a minor repairs and garden maintenance service to assist with the quick turnaround of voids.

Lettings Policy

The Lettings team will be instrumental in the development of the proposed new Choice Based Letting system; consultation on implementation with all stakeholders will be ongoing following approval of the new modern lettings policy by the Council in May 2005. 

Local offices will liaise with the lettings team and consult with customers to ensure allocations are made in accordance with the council’s policy. We will achieve this by gathering data about lettings trends and demand for council homes, by involvement with our customers and by developing “local lettings plans“ working with customers.

Local lettings plans will reflect circumstances, needs and will help to create sustainable communities that meet the aspirations of the people of Gateshead. We will feedback information to residents groups that reports on performance on voids turnaround and lettings 

Decent Homes

In the Central area decent homes works are to start first in the Carr Hill estate. This site will benefit from a show home/respite facility for the duration of the works and tenants have been fully consulted on the range of fittings being installed in their homes.

Further decent homes works are programmed but progress will be dependent upon a successful outcome to the forthcoming Audit Commission inspection in September 2005.

Housing Managers and Estate Officers will ensure future Security and Environmental works are designed to complement decent homes work to create environments that match the high standard of improvements to tenants’ homes.

Structural issues

Much of the stock in the Sheriff hill office area has structural problems including: wall tie failure, floor deflection, cracked and broken lintels, cracked brickwork, roof timbers and nail death.

Properties with Structural problems held following a cost benefit analysis and are awaiting a decision from Gateshead Council on their future:

21 Pottersway, Sheriff Hill, 3-bedroom house 

· Defective wall ties

· Rotted roof joists

· Woodworm in floors

· Repair costs approximately £35,000

24 Pottersway, Sheriff Hill, 3-bedroom house

· Defective lintels

· Dampness

· Wall tie failure

· Repair costs approximately £35,000

53 Broadway, Sheriff Hill, 3-bedroom house (and adjoining tenanted property)

· Defective wall ties

· Rotted roof joists

· Woodworm in floors

· Repair costs approximately 

· Floor joists/wall plates

· Repair costs approximately £50k +

Given the known problems particularly around Sheriff Hill there is the potential for a number of further properties being found with similar defects. Decisions will have to be made whether or not to re-let them depending on the outcome of the cost benefit analysis in each case.

What Affects the Housing Market - HMR Pathfinder Area Property issues

The Council have commissioned GVA Grimley Consultants along with other partners to study two areas within the Central neighbourhood: Deckham including the Council owned Highfield Estate and the Home Housing built and managed Deckham Hall estate.  The other area is the North end of Sunderland road where demolitions are currently taking place of poor turn of the 20th century private rented property (Tyneside flat type property) and some infill Council stock. Their brief or remit is to comprehensively appraise and assess the viability of the neighbourhoods. Sunderland road area also includes the Council Stock on St James village, Newbolt and Tennyson Multi-storey blocks, three storey blocks, Duncan st, Lumley Gdns, Beaufront Gdns and East Hill road and a small group of Dorran house on Sunderland road itself. 

Some initial meetings have taken place with the Consultants including stakeholders and various sections of the Council i.e. Social Services, Education, Transport, Police, Health, and Neighbourhood Management. Tours of the areas have also taken place.

The Council require the consultants to make recommendations with a view to transforming these areas. ‘Transformation’ was particularly emphasized as a desired outcome, this therefore should impact directly on the Council stock in that area. 

The Area Housing Manager and Local Housing Managers need to be involved and engage in this process to help shape the outcome.

Right to Buy

	Area
	Property Type
	2000/2001
	2001/2002
	2002/2003
	2003/2004
	Total

	
	
	
	
	
	
	

	Central
	
	
	
	
	
	

	Central
	Houses 
	17
	22
	38
	40
	117

	
	Flats
	3
	6
	4
	19
	32

	
	
	
	
	
	
	

	Sheriff Hill
	Houses 
	14
	23
	16
	34
	87

	
	Flats
	2
	1
	1
	2
	6

	
	
	
	
	
	
	

	N’hood
	Houses
	31
	45
	54
	74
	204

	
	Flats
	5
	7
	5
	21
	38

	
	Total
	36
	52
	59
	95
	242


In Central Neighbourhood 806 former Council homes have been bought through the Right to buy scheme since its inception, including 108 flats. This has resulted in a shortage of larger houses in some locations.  Sales are increasing year on year and more popular family accommodation is being lost to RTB (see table).

Family two and three bedroom houses form the highest proportion of properties sold under the ‘Right to buy’. 

Void levels

At the start of the year the total number of voids stood at 107 and this had risen to 122 by the end of the first quarter (see table below). Around seventy percent of voids in Central Neighbourhood are flats and Bed-sit flats.  

Lettings

The table below shows the numbers of individual properties let during 2003/2004 across all the estates within Central. A total of 502 properties were re-let during 2003/2004. Central office carries out one of the highest number of lettings in the Borough (alongside Teams office). It is anticipated that a similar number will be re-let during this year.

Number of lettings 2003/2004
	Central Office
	
	Sheriff Hill Office

	Estate Total Lettings
	
	Estate Total Lettings

	Abbey Court Estate 
	4
	
	Blue Quarries 
	2

	Acquired Shipcote 
	23
	
	Carr Hill
	10

	Argyle Estate 
	6
	
	Centurion way
	8

	Barns Close 
	18
	
	Deckham
	14

	Bensham Court Estate 
	20
	
	Florence Avenue
	10

	Chandless                                       
	25
	
	Sheriff Hill
	55

	Chandless Multi-Storey Blocks 
	102
	
	
	

	Claremont                                         
	7
	
	
	

	Coatsworth                                     
	11
	
	
	

	East Street 
	22
	
	
	

	Fieldhouse                                      
	10
	
	
	

	Marian Court Estate 
	9
	
	
	

	Milvain Close Estate 
	8
	
	
	

	Mount Pleasant Estate 
	16
	
	
	

	Mulgrave Villas Estate 
	6
	
	
	

	Newbolt and Tennyson Courts 
	16
	
	
	

	Regent Court Estate 
	12
	
	
	

	St Cuthbert's Court Estate 
	10
	
	
	

	St James' Village 
	21
	
	
	

	Sunderland Road Estate 
	9
	
	
	

	Ventnor Crescent Estate 
	3
	
	
	

	Warwick Court Estate 
	42
	
	
	

	Worcester Green Estate 
	3
	
	
	

	
	
	
	
	

	Sum:                                               
	403
	
	Sum:
	99


	Central Neighbourhood Lettings 01 April 04 - 28 Feb 05
	
	

	Size & Type
	Demolition from Apr
	Homeless from Apr
	General from Apr
	Totals from Apr

	1Bed Bung
	1
	0
	4
	5

	2Bed Bung
	1
	0
	3
	4

	0Bed FMS
	0
	2
	12
	14

	1Bed FMS
	2
	8
	40
	50

	2Bed FMS
	2
	9
	47
	58

	3Bed FMS
	0
	0
	3
	3

	1Bed Flats
	1
	12
	21
	34

	2Bed Flats
	5
	16
	15
	36

	3Bed Flats
	0
	0
	1
	1

	2Bed House
	5
	15
	9
	29

	3Bed House
	8
	14
	15
	37

	2Bed Multi Maisonette
	0
	0
	2
	2

	3Bed Multi Maisonette
	0
	2
	3
	5

	3Bed Maisonette
	0
	5
	2
	7

	4Bed Maisonette
	0
	0
	0
	0

	0Bed Sheltered Unit
	0
	1
	8
	9

	Central Totals
	25
	84
	185
	294

	Percentages
	8.50%
	28.57%
	62.93%
	 


Supported Tenancies

Gateshead Council provides housing support to the tenants of Gateshead Housing Company. The Council coordinate housing and support in partnership with other support providers, offering support to vulnerable people in the community who need help to live successfully in their own homes.

It has been identified that some tenants within the community are in need of support to set and maintain a tenancy successfully. These include both first time tenants and existing tenants who are struggling to cope due to a number of issues.

The support services are designed to make sure that the appropriate support is offered to ensure that tenants do not feel isolated. They also ensure that they have access to the correct advice and information to help them succeed in their tenancies 

Turnover

The turn over generally in Central area is quite high but particular estates and areas show exceptional rates of turn over (see table below) Warwick court has by far the highest turn over at thirty-six percent per annum and at the other end of the scale Blue quarries estate shows the lowest at three percent. Factors that probably have a bearing on rate of turn over are: 

· Property type

· Locality

· Combination of factors

Nuisance and anti-social behaviour

There are areas were breaches of tenancy and anti-social behaviour seem more prevalent than in others i.e. Chandless Multis and Maisonettes, Warwick court Deckham, Sunderland road flats and parts of other estates and streets within estates (see table and graph below). In some of these areas tenancies seem to turn over at a faster rate and there also seem to be more refusals of offers of tenancies.

Property type

Certain property types i.e. Bed-sit flats, Maisonettes within Barns close blocks, Chandless Maisonettes, one-bedroom bungalows (Swanway has additional aspects that detract from the property i.e. location and proximity of family accommodation) seem to have fundamental flaws in their size, layout or design.       

· Maisonettes are designed for families and while space standards may be good, they often don’t have gardens and have deck or communal access.

· One-bedroom bungalows seem to have declined in popularity because they are too small. Additional bedrooms are required for guests, family, storage and sometimes for medical reasons. The kitchens are very small, they were designed at a time when there were far fewer home appliances and shopping patterns were different.

· Bed-sit flats are very small and in common with Bungalows there is little room for visitors and guests to ‘stay over’.
% Turn over of stock

[image: image1.emf]Void Turnover Central Neighbourhood

7

12

15

9

15

15

26

6

16

12.5

11

7

14

17

10

8

12

16

36

12

14

5

4

3

6

11

11

10

10

17

8.5

12

0 5 10 15 20 25 30 35 40

1

Neighbourhood

Sheriff Hill Office

Central Office

Sheriff Hill

Florence avenue

Deckham

Centurion Way

Carr Hill

Blue Quarries

Ventnor crescent

Worcester green

St James Village

St Cuthberts ct

Warwick Ct

Sunderland road

Newbolt and Tennyson

Regent ct

Mulgrave villas

Milvain cl

Mt Pleasant

Fieldhouse

Marian ct

Coatsworth

East St

Claremont

Chandless multis

Chandlessmais

Bensham ct

Barns cl

Argyle

Acquired

Abbey ct


Area Issues
· Most of the neighbourhood falls within the Housing Market Renewal Pathfinder area.

· There are the largest concentration of Multi-storey flats around the town centre that have a more transient population which, in turn causes a high turn over of voids, particularly Chandless Multis (see lettings information for 2003/04 set out below)

· Much of the stock in the Sheriff hill office area has structural problems including: wall tie failure, floor deflection, cracked and broken lintels, cracked brickwork, roof timbers and nail death.

· Older persons strategy – affecting Mulgrave villas extra care scheme and Swanway bungalows demolition.

Property issues

Property types such as bed-sit flats in multi-storey blocks and maisonettes within Barns close flats and Chandless maisonettes are a little harder to let and tenants are less satisfied with these types of accommodation. Applicants for flats will accept bed-sits to solve their accommodation need but will aspire to move to a one or two bedroom flat. People living in Maisonettes aspire to traditional type housing (e.g. semi with garden) and People in one bedroom Bungalows often want a larger kitchen and an extra bedroom.

Local lettings policies/plans.

There seems to be a desire among tenants in certain areas to preserve older age ranges in groups of properties and certain Multi-storey flats. Over the years tenants in these areas seem to believe that policies to restrict lettings by age have existed simply because the age profile has remained fairly constant over a sustained period of time. Locations such as Bensham court and Regent Court where there is a higher age profile of tenants.  This may have resulted in younger applicants choosing not to opt for this accommodation because they believe it is restricted to older persons. Housing advice has probably reinforced this view because profiles of areas and individual accommodation have been explained to applicants. Tenants have asked for local policies to be adopted to help sustainability of the accommodation.

Decent homes standard

The stock has been surveyed and a programmed for decent homes works (see table below).  The programme has been linked to mainly age and condition of the stock. The popularity and market value appears not to have been a consideration but there is some flexibility with the programme to allow for other factors such as demand.

Marketing

Limited marketing has been carried out i.e. advertising using the marketing toolkit template and photographs mainly window displays at Trinity Square and Sheriff hill offices, these adverts are also displayed in all other Housing offices. Central properties have also been displayed on posters in the Civic centre and on PowerPoint displays in the Housing Services main reception area in the Civic Centre.  In the past there have also been limited newspaper advertising, posters and post cards have been accepted for display in some shops, Post offices and other public buildings.  However, this was not sustained and the materials were not consistent and lacked proper image or were not particularly professional. At present there are adverts for Barns close maisonettes and Bedsits, Sunderland road flats, Chandless, Warwick court and a general advert for Bed-sits. 

	Investment Programme Works to Central Area Estates broken Down by Year

	
	

	Year 1 2004/05
	Average Cost

	Estate 
	

	Carr Hill
	£16,300

	
	

	Year 2 2005/06
	Average Cost

	Estate
	

	Argyle
	£18,000

	Acquired Properties
	£16,000

	St James Village
	£11,800

	Fieldhouse
	£8,800

	Year 3 2006/07
	Average Cost

	Estate
	

	Sheriff Hill
	£19,000

	Year 4 2007/08
	

	Estate
	Average Cost

	Mulgrave Villas
	£16,100

	Sunderland Road
	£12,200

	Priory Court
	£11,800

	Florence Avenue
	£11,300

	Newbolt Court
	£11,000

	Blue Quarries
	£9,200

	Milvain lose
	£9,200

	Park Court
	£9,100

	Peareth Court
	£9,100

	Tennyson Court
	£9,000

	Worcester Green
	£8,100

	
	

	Year 5 2008/09
	

	Estate
	Average Cost

	Abbot Court
	£7,600

	Monk Court
	£7,600

	Claremont
	£7,200

	Melbourne Court
	£7,200

	Adelaide Court
	£7,200

	Sydney Court
	£7,200

	Brisbane Court
	£7,200

	Centurion Way
	£6,900

	Warwick Court
	£6,500

	Marian Court
	£6,200

	Mount Pleasant
	£6,200

	Abbey Court
	£6,200

	Investment Programme Works to Central Area Estates broken Down by Year (Cont)
	

	
	

	Year 6 2009/10
	

	Estate
	Average Cost

	Ventnor Crescent
	£5,700

	Chandless
	£5,200

	Regent Court
	£4,600

	Coatsworth
	£3,700

	Deckham
	£3,500

	Bensham Court
	£3,200

	St Mary's Court
	£3,200

	St Cuthbert's Court
	£1,300


Diversity

The Gateshead Housing Company is currently compiling customer profiles. This data will enable us to recognise the diverse needs of our customers. We will seek to achieve equality of outcomes in lettings for our customers from Black and minority ethnic backgrounds.

The company recognises a need to communicate more effectively with groups within the broader Gateshead community who have proved difficult to reach previously:

· Those who do not speak English or do not have English as their first language

· Those with illness, disability or infirmity which reduces their ability to access and shape services

· Those who live outside the urban centre of town and may have lesser aspirations in terms of the services the company aims to provide

· Those who for reasons of age may feel less able to access the services the company aims to provide

· Those who for reasons of sex, gender and sexual orientation may feel less able to access the services the company aims to provide.

Conclusions

· Termination rates are too high for some estates and Multi-storey blocks 

· Not enough is being done to Market estates and individual properties and property types.

· Advertising carried so far has lacked sustainability and diversity. E.g. little use has been made of the website (Council or Company)

· There are no clear links between improvement schemes and marketing.

· There are no local lettings policies

· Decent homes work could assist with the attractiveness of stock in certain areas and allowance should be made to bring forward DHS works where feasible.

· Properties held for various reasons need an early decision to remove from voids or otherwise.

· Diversity issues not being taken into account to inform procedures and marketing strategy

· Need to take account more of diversity issues

Action Plan

	Key area
	Action
	Action By
	Milestones 
	Review

	Develop firm links between Security and environmental scheme proposals and marketing initiatives.
	Identify schemes with tenants that will enhance individual or groups of properties/housing or the local environment. Look at existing list of pending schemes.

Develop proposals arising from Estate/block tours. 
	AHM and HMs
	In line with Estate/Block tours Bi-Monthly.
	Quarterly

	Explore with tenants alternatives/letting policy/partnership arrangement for bed-sit flats generally.
	Survey tenants for views arrange meetings/focus groups to discuss issues.
	AHM and HMs
	May – Develop Survey questionnaire

June/July – begin surveys, meetings or focus groups

August/September – Analyse findings

October – Report findings to TGHC and Tenants
	Oct 2005

	Explore with tenants local lettings policies 
	Survey tenants for views arrange meetings/focus groups to discuss issues. Discuss at Tenant association /groups meetings for the following estates/properties:

· Regent court

· East Street flats

· Low rise Flats in various locations that are predominantly occupied by elderly tenants.

· Warwick Court

· Other areas to be identified during staff and tenant consultations


	AHM and HMs
	May – Develop Survey questionnaire and identify potential schemes.

June – begin surveys, meetings or focus groups

July – Analyse findings

August – Report findings to TGHC and Tenants


	Oct 2005



	Review decent homes programme with Property and Technical on an annual basis to address neighbourhood concerns.
	Meet with Property and Technical to review Decent homes and Security and Environmental schemes programme for Central area and discuss progress and performance.
	AHM and HMs
	Meet before and after BV inspection


	November 2005



	Investigate options for improved access to Council Housing for BME and faith communities. 
	Consult with Council’s Equalities officer and Asylum Team Leader for information/advice to assist formulating a plan or strategy. Report findings to DOHM and PHSMs.
	AHM and HMs
	June/July – plan/carry out consultations

August – report findings
	Jan 2006

	Work with the Council and Consultants to develop HMR Pathfinder proposals in the identified areas in Central Area
	 Meet and share information where necessary.
	AHM and HMs
	Timetable set by Neighbourhood Mgt and Consultants.
	Jan 2006

	Establish use of Marketing allowance for particular Estates areas and property types 
	Establish marketing allowance for the following:

· All Bed-sit flats

· All One Bedroom Bungalows

· Deckham/Highfield Estate

· Milvain close one bedroom flats

· Chandless Multis

· Mulgrave Villas

· Sunderland Road Flats (Easthill Rd, Beaufront Gardens, Lumley Gardens and Duncan Street).
	AHM and HMs EOs and HMAs
	April - establish allowances, inform Kevin Johnson Business support, and implement
	Jan 2006

	Promote extra care services at Mulgrave Villas
	Arrange an open day event jointly with Gateshead Council, Home care.
	AHM, HM Lorinda Russell
	Organise event - May 2006

Hold Event – June-August 2006
	Jan 2006

	Seek solutions and decisions on properties held due to structural problems.


	Consult Property and Technical and business officers about the future of the properties.
	AHM, HM
	April – meet with Property and Technical to discuss issue and agree actions

May/June – Prepare report and present to PHSM.
	July 2006

	Produce quarterly local performance plans
	Make available and present to tenants. 
	HM
	Distribute and present to groups every quarter.
	March 2006

	Ensure employees understand and work to performance targets
	Inform via appraisals, performance progress meetings and training/briefings.
	AHM, HM
	Appraisals – Annually and reviewed six monthly.

PPMs – Bi Monthly

Briefing/Training - Weekly
	March 2006
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