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	Report to East and South Area Board 

23 May 2005


	
	

	Title:


	Local Lettings Plan – Rickgarth, Leam Lane

	Report of:
	Area Housing Manager

	
	



Purpose of Report

1. To seek views from the Area Board on proposals for a Local Lettings Plan for one bedroomed bungalows in the Rickgarth area of Leam Lane.

Background

2. The Council’s Older Persons Housing Strategy 2003-2008 identified that there is a mismatch of older persons accommodation across the borough. As part of their review it was found that a significant amount of available accommodation does not meet current aspirations and is regularly refused by older persons. 

3. There has been falling demand for one-bedroom bungalows in the Rickgarth area and an increase in the number of refusals. As a result this type of property has become harder to let and as part of the older persons strategy action plan the Housing Company were requested to develop a local lettings plan for Rickgarth with the involvement of residents. 

Tenant Consultation 

4. In October 2004 a door-to-door survey was carried out with tenants residing in one and two-bedroom bungalows on the Rickgarth Estate to seek their views on their property and the area they live in. Out of the 98 properties surveyed, 46 surveys were completed, a response rate of 47%.  The results of the survey are attached at appendix 1.

5. As a result of the tenant consultation, a proposed Local Lettings Plan has been developed for the Rickgarth Bungalows and is attached at Appendix 2.  

Proposals

6. As well as falling demand from older persons there is also little or no provision of suitable accommodation for single people in the area.  There is an opportunity for the local lettings plan to address this and to look at alternative uses for one bedroomed bungalows.

7. The Housing Company have been developing in partnership with the Council’s Learning Disability services a keying scheme.  KeyRing is a charity that provides community supported living for people who have learning disabilities and who want to live independently in their own tenancy with low-level support.  KeyRing’s unique system of support has been designed to make the best use of network members’ own abilities.  The scheme will provide accommodation for 10 people within an estate that are within easy waking distance of each other.  Nine of the properties are let to people with learning difficulties and KeyRing’s Community Living Worker who provides support to the tenants within the network occupies the tenth.  

8. To enable the scheme to be successful the Company would need to identify suitable accommodation and under the current lettings policy members of KeyRing would not be eligible for one bedroomed bungalows. It is proposed that KeyRing members with support packages would be eligible for this property type on the Rickgarth estate as part of the local lettings plan.

9. It is also proposed that the one bedroom bungalows in Beechway, Blackthorne, Brockwade, Glynfellis, Lecondale, Rickgarth, Wealcroft and Woodwynd all on the Rickgarth Estate have their age eligibility limit reduced to over 40’s.

10. Tenants indicated in their surveys that street cleaning and the maintenance of green areas were areas of concern. To address this the present estate tours, which occur bi-monthly, will be carried out on a monthly basis.

Recommendations

11. The Area Board is asked 

· for their views on the proposed Local Lettings Plan for the Rickgarth area.

· and to recommend the Local Lettings Plan to the main board

Contact :  Ken Mullen



Ext : 0191 433 5880

Appendix 1.

Rickgarth Bungalow Survey Results – October 2004
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Appendix 2.

Local Letting Plan – Rickgarth Estate

Background

The Homelessness Act 2002 set out the legal context for local lettings in England & Wales.  The ODPM Allocation of Accommodation: Code of guidance notes that Section 167 enables housing authorities to allocate accommodation to people of a specific description, whether or not they fall into reasonable preference categories.  It also states that local letting policies must not discriminate, directly or indirectly, on racial or other equality grounds and that housing authorities must ensure that in general, reasonable preference is given to applicants in the reasonable preference categories. 

Local letting strategies vary from the mainstream allocation policy and are put in place for particular areas or estates.  They are devised in response to individual local circumstances and therefore differ extensively.  All have to incorporate a commitment to equality of opportunity, the provision of clear and accurate information to applicants and an appeals procedure.  To be successful they should be part of a package of measures such as more intensive housing management, increased investment and multi-agency working.

Rickgarth Estate

The Rickgarth Estate is popular, and there is demand for properties situated there.  Table 1 shows how many transfer and waiting list applicants are requesting properties on the Rickgarth Estate (eligible applicants).

Table 1

	Property type
	No. of applicants

	3-bedroom house
	184

	2-bedroom house
	305

	2-bedroom flat
	311

	2-bedroom bungalow
	56

	1-bedroom bungalow
	39

	Date: 31/03/05


There is a relatively low turnover of vacant properties on the Rickgarth Estate; Table 2 shows the number of properties that are still owned by Gateshead Council and Table 3 shows how many properties became void from April 2004 up to March 2005.

Table 2

	Property type
	No. owned by Gateshead Council

	3-bedroom house
	88

	2-bedroom house
	111

	2-bedroom flat
	42

	2-bedroom bungalow
	41

	1-bedroom bungalow
	57

	Date: 31/03/05


Table 3

	Property type
	No. of vacancies

	3-bedroom house
	3

	2-bedroom house
	5

	2-bedroom flat
	2

	2-bedroom bungalow
	5

	1-bedroom bungalow
	9

	Date: From April 04 to March 05


However, refusal rates for one-bedroom bungalows on the estate are relatively high (Table 4).  The reasons for this are varied:

· Currently, only applicants aged over 50 are eligible for the bungalows, the estate is situated on a fairly steep bank and this could deter applicants who have difficulty walking

· Though there are a few local shops on the estate the closest major shopping area is Fewster Square, residents have to walk a few hundred yards (either up or down the bank) to reach a bus stop.

· Property size – the bungalows have small kitchens.

Table 4

	Property type
	No. of vacancies
	No. of offers made
	No. of refusals

	1-bedroom bungalow
	9
	30
	21

	Date: From April 04 to March 05
	


In October 2004 a door-to-door survey was carried out, every one and two-bedroom bungalow on the Rickgarth Estate was visited, of the 98, 46 surveys were completed, a response rate of 47%.  For the complete survey results please see Appendix 1.

Of the residents surveyed 56% have lived on the Rickgarth Estate for over 20 years, 12% have lived there for 11 to 20 years.  When the respondents were asked what they liked about where they lived 21% said it was close to family/friends and 23% said they had good neighbours.  This indicates that the estate has a high proportion of long-term residents, of these a significant number have family members who also live on the estate, almost a quarter feel a sense of neighbourliness.  It is important that the local letting strategy considers this and develops ways to maintain it.

When asked what could be better in the area 28% of respondents said street cleanliness and 24% said maintenance of green areas.  

Local Letting Plan

In order to reduce refusals for 1-bedroom bungalows on the Rickgarth Estate it is proposed that the eligibility age for applicants is reduced from 50 to 40.  There are currently 4202, 40 – 60 year old applicants (singles and couples) requesting accommodation in the East Neighbourhood, of these 1661 are under 50.

KeyRing is a charity that provides community supported living for people who have learning disabilities and who want to live in their own place with support.  KeyRing’s unique system of support has been designed to make the best use of network members’ own abilities.  Ten ordinary properties are scattered around a small neighbourhood (within easy waking distance of each other).  Nine of the properties are let to people with learning difficulties and the tenth is occupied by KeyRing’s Community Living Worker who works part time on a flexible basis.  This arrangement enables KeyRing to build layers of support around the network members.

KeyRing is widely acknowledged as an exemplary model of community supported living, and has been featured as a model of good practice.  Every three years KeyRing commissions an external evaluation of the organisation.  In 2001 Peter Kinsella for Paridigm carried out an evaluation of KeyRing members experience of being supported by KeyRing.  The evaluation found that KeyRing does extremely well, outperforming most other organisations in terms of focus and outcomes for KeyRing members.

KeyRing has productive partnerships with social and health care professionals, Supporting People teams and Local Partnership Borads.  Equally housing providers are essential partners in building successful networks.  Working with KeyRing has advantages for housing professionals:

· It’s KeyRing’s responsibility to make sure KeyRing members know they have to pay rent, charges and meet other tenancy obligations

· KeyRing supported KeyRing members have a better record of meeting tenancy obligations than the general tenant population

· If there are any problems the Community Living Worker can be contacted for immediate intervewntion, backed up by the Network Manager

The KeyRng living support network is due to start working on the Rickgarth Estate.  They require a house for their Community Living Worker but will require different types of accommodation for their members.  Discussions with Keyring have taken place and one-bedroom bungalows may be suitable for some of their prospective members.  

Estate Tours take place on a bi-monthly basis and are already carried out jointly with the Cleansing & Grounds Maintenance Service.  The results of the bungalow survey indicated that street cleaning and the maintenance of green areas were areas of concern for residents.  It is therefore proposed that Estate Tours take place on a monthly basis and are carried out jointly with the Streets Services Inspector and the Ground Care Area Manager.

National Asylum Support Service (NASS) Properties 
Gateshead Council has a contract with the National Asylum Support Service to provide 150 properties to accommodate asylum seekers whilst the Home Office assesses their application. The contract has been in place since June 2000 and expires in June 2005.  The Council are currently renegotiating the contract.

The Gateshead Housing Company’s role is: -

· To ensure that repairs are carried out.

· To provide an agreed number of furnished properties in line with the NASS contract for use by asylum seekers.

· To provide the type of property required at any one time.

· To provide additional properties if required.

· To assist in providing move on accommodation for refugees.

· To work with the Council on matters affecting the management of the property.

It is worth noting that in the past four bungalows on the Rickgarth Estate were let to NASS to use as temporary accommodation for asylum seekers.  In keeping with the NASS arrangements people who are younger than 50 have been housed temporarily in the bungalows.

Kitchen improvement pilot

In a vacant one-bedroom bungalow on the Rickgarth Estate the built in pantry cupboards were removed and new kitchen units and white goods were installed maximising space in the kitchen.  Eleven applicants who had previously refused one-bedroom bungalows in this area were invited to view the bungalow; three attended and were asked if the improvements would have affected their decision to refuse the property.  Of those who viewed two said that they would accept the improved bungalow and one said no.

Local Letting Plan monitoring

Comparing refusal rates for one-bedroom bungalows and ready-to-let to let times annually should monitor the performance of the letting plan.

Neighbour nuisance problems must also be monitored.  Reports of neighbour nuisance and/or antisocial behaviour will be logged and monitored as they are currently but the Housing Manager and Estate Officer for the Rickgarth Estate should meet on a bi-monthly basis to review and discuss any incidents.  

Reporting & Reviewing the Local Letting Plan

A report comparing refusal rates for one-bedroom bungalows, and ready-to-let to let times will be produced.  The report will also include the results of the bi-monthly meetings regarding instances of anti-social behaviour.  This report will be produced every 12 months to assess the successfulness of the strategy.  The Principal Housing Manager, Area Housing Manager and Housing Manager will review the scheme based on this report and make any necessary amendments. 

Proposals

KeyRing members with support packages to be eligible for one-bedroom bungalows on the streets listed below.

Regular, quarterly meetings with KeyRing, the Council and The Gateshead Housing Company to take place to monitor the KeyRing supported network.

The one-bedroom bungalows in Beechway, Blackthorne, Brockwade, Glynfellis, Lecondale, Rickgarth, Wealcroft and Woodwynd (all are on the Rickgarth Estate) have the age eligibility limit reduced to over 40’s.

Estate Tours to take place monthly (as opposed to bi-monthly).

If we receive three or more refusals on any particular one-bedroom bungalow vacancy then we will consider carrying out kitchen refurbishments as detailed above.
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