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                                    REPORT TO CABINET


                    3 November 2009 

TITLE OF REPORT:   Option Appraisal of Council Sheltered Schemes   
REPORT OF:              Margaret Whellans, Group Director, Community Based Services      

                      Purpose of the Report  

1.        To inform Cabinet of the results of consultation with residents in McErlane Square, the Lonnen, Birtley Villas and Pleasant Place 1-23 on future options for the schemes and to recommended a programme of action.   

       
Background   

2.        The Council and The Gateshead Housing Company are working together to implement the Housing Strategy for Older People. On the 16 September 2008 Cabinet agreed to develop an options appraisal to determine the future viability of 11 council sheltered schemes and to consult with residents. 

3.        The Sustainable Communities Place Advisory Group was consulted on 26 March 2009 and a further report to Cabinet on 21 April recommended that Decent Homes work should be completed at East Lea and that an option appraisal of 10 other sheltered schemes should be undertaken in two phases.

4.        The first phase of the option appraisal has been competed on:

· McErlane Square      (Pelaw)

· The Lonnen              (Ryton)

· Birtley Villas 1- 25    (Birtley)

· Birtley Villas 26-48   (Birtley)

· Pleasant Place 1-23 (Birtley)

5.        Consultation with residents of these schemes was carried out in July 2009 and a summary of residents’ views is attached in Appendix 2. A more detailed analysis of residents’ views is included in the options appraisal report which is available online within the agenda folder for this meeting.  

6.  
In determining a future course for action the option appraisal has considered a number of possibilities for each scheme including:

· carrying out Decent Homes Work and making the scheme compliant with the Disability  discrimination Act (DDA);

· remodelling and conversion of bedsits into flats; and

· rehousing tenants, demolition and redevelopment of  the site.
    
Proposal 

7.   
It is propos  ed that Cabinet notes the findings of the options appraisal and agrees that the Council and The Gateshead Housing Company carry out the recommendations of the report.


Recommendations

8.   
It is recommended that the Cabinet agrees to the Council and The Gateshead Housing Company carrying out the following: 

a) McErlane Square  

· Convert bedsits to two bedroom flats, do Decent Homes work to all flats and make the communal areas compliant with the Disability Discrimination Act. This work to be carried out in the financial year 2010/2011. Rent increases relating to conversion will be increased on a progress basis over a three year period for existing tenants; 

· Agree disturbance allowance for residents in bedsits affected by conversions.

· Agree rehousing priority, homeloss and disturbance payments for residents of bedsits wishing to move out of the scheme on a permanent basis.

          b)     The Lonnen 
· Begin decommissioning of the scheme. All current and future empty properties to be kept void and taken off the debit. Residents to be given priority to move to a property of their choice and given homeless and disturbance payments. No timescale to be placed on the decommissioning process. The scheme to be demolished when empty.

     c)      Birtley Villas and Pleasant Place
· Convert bedsits to one bedroom flats, do Decent Homes work to all flats and make the communal areas compliant with the Disability Discrimination Act. This work to be carried out in the financial year 2010/2011. Rent increases relating to conversion will be increased on a progress basis over a three year period for existing tenants.

· Agree disturbance allowance for residents in bedsits affected by conversions.

· Agree rehousing priority, homeloss and disturbance payments for residents of bedsits wishing to move out of the scheme on a permanent basis.

For the following reasons:

(i) to ensure that the council continues to deliver the objectives of the Housing Strategy for Older People 2007 – 2012;

(ii) to ensure council accommodation continues to meet the future needs and aspirations of older people;

(iii) to ensure that investment is targeted to accommodation that is sustainable; and 

(iv) to meet the Audit Commission’s recommendations following their inspection of The Gateshead Housing Company in November 2008.

CONTACT:    Richard Hall   ext. 2632  
 


PLAN REF: 2986 











APPENDIX 1


Policy Context 

1. The proposals within this report are consistent with Vision 2030 and support the ‘big ideas’ Sustainable Gateshead and Active and Healthy Gateshead. 

2. The proposals also support the Corporate Plan 2007-10:

· Corporate Priority 1 ‘Building Stronger Communities’ through engagement with neighbourhoods and communities to deliver locally responsive services;

· Corporate Priority 3 ‘ Empowering Older People and Ensuring Healthier Communities’ by supporting local people to live longer, healthier lives and reducing the life expectancy gap between the best and worst areas in the borough and supporting more older people and people with disabilities to live independently; and 

· Corporate Priority 6 “Ensuring a Sustainable Gateshead” by ensuring the best use of resources to deliver Value for Money services and long term financial sustainability.


Background

3. The Housing Strategy for Older People 2007-2012 provides the policy context for this report.  The strategy includes a review of council sheltered schemes within its action plan.  

4.        Decent Homes work scheduled for these sheltered schemes has been put on hold pending the review.  

5.        Problems with letting properties affect a number of these schemes and bedsit accommodation is particularly unpopular. Research conducted as part of the ‘Appraisal of Older People’s Aspirations’ indicates that this property type no longer meets the aspirations of older people. 

6.        Following a recent inspection of The Gateshead Housing Company by the Audit Commission in November 2008 the final report recommended that:  

           ‘ decisions are taken on the future of low demand sheltered housing schemes by ensuring the Council has the necessary information it needs on current and potential future demand, on the condition of stock and the cost to bring it up to a sustainable level; considering alternative options and models fully; setting clear dates when decisions will be taken by.
           Consultation

7.        The Sustainable Communities, Place, Advisory Group was consulted on 26 March 2009 and made recommendations that informed the development of the options appraisal.

8.        Residents of the five sheltered blocks considered in the options appraisal were consulted at open meetings in their respective communal lounges and this was followed by individual consultations in their own home. 

9.        Cabinet Members, ward councillors and trade union representatives have all been consulted on the recommendations in this report. 

Alternative Options
 10.        The options appraisal of these five schemes has examined various options and the recommendations are based upon deliverability, sustainability, cost and the result of consultation with residents.    

           Implications of Recommended Option 
 11.        Financial Implications – The Strategic Director, Finance and ICT confirms the financial implications are as follows: 

 12.        The capital cost of decommissioning The Lonnen and converting bedsits into flats at McErlane Square, Birtley Villas and Pleasant Place is £1,018m.  The only source of funding for this work is Prudential borrowing supported from the Housing Revenue Account (HRA). This will require a reprioritisation of the schemes agreed by Council as part of the 2009/10 – 2011/12 capital programme. 

 13.        The Decent Homes works to McErlane Square, Birtley Villas and Pleasant Place is £1.413m and would be funded from the existing agreed programme of works under this funding arrangement.

 14.       The estimated cost of DDA works to the communal areas at Birtley Villas,  Pleasant Place and McErlane Square and Homeloss in respect of all of the recommended options is £280,000 and can be funded from the existing Prudential borrowing programme.

 15.       The revenue implications to the HRA are estimated to be £145,100.  This includes £24,500 for disturbance payments, £52,800 for the annual rent and subsidy loss and £67,800 in respect of the annual cost of borrowing and will be met from the existing balance on the HRA.    

 16.        If, where conversions occur, existing tenants rents are increased on a progressive basis over a three year period, the estimated additional cost for rent loss to the HRA is £10,880 which will also be met from the existing balance on this account. 

  17        Risk Management Implications – Consultation with residents, trade unions and staff will minimise the risk of miscommunication. This will continue as work and rehousing of residents continues. Relatives of tenants will be contacted where necessary and Age Concern will act as an independent advocate. 
  18.       Human Resources Implications   – There are HR implications arising from the recommendations of this report and these implications will be addressed using the Council's agreed HR framework.
  19.       Equality and Diversity Implications – The Recommendations take into account the specific needs of older people including the needs of disabled residents and those needing personal care and support.

  20.       Crime and Disorder Implications – There are no crime and disorder implications.

  21.       Health Implications – The age and frailty of residents will need to be considered when carrying out rehousing and building work in these sheltered schemes.  

  22.       Sustainability Implications – The proposals within this report are based upon sustainability issues affecting these schemes. Low demand is presently an issue for bedsits and is resulting in long-term empty properties. The report gives details of the problems affecting individual schemes. 

  23.      Human Rights Implications – The proposals affect Article 8, the right to respect for private and family life and Article 1 of the first Protocol, entitlement to peaceful enjoyment of one’s possessions. Interference may be justified as proposals will result in long-term benefits to older people.

  24.       Area and Ward Implications – McErlene Square is in the Pelaw and Heworth ward (East); Birtley Villas is in Lamesley ward (South); Pleasant Place is in the Birtley ward (South); the Lonnen is in the Ryton, Crookhill and Stella ward (West); 

  25.       Background Information

Option Appraisal of the Future of McErlane Square, the Lonnen, Birtley Villas, and Pleasant Place.

           Housing Strategy for Older People 2007 - 2012

APPENDIX 2

     Resident Consultation

       1.1     Consultation with residents was carried out in July 2009 through one open, residents consultation event and through individual consultations. Residents in all schemes preferred to remain in their present accommodation. 

 1.2     Consultation was carried out with a total of 104 residents in McErlane Square, the Lonnen, Birtley Villas and Pleasant Place 1-23 on future options for the schemes between June and July 2009.

       2.0      McErlane Square

· 63% (17 people) preferred option one: Conversion and Improvement Works of these;
· 33% (9 people) preferred option two: Decent Homes and improvement works only;  

· 4% (1 person) refused to choose between the two options;

· 67% (12 people) said that they would want more space;

· 28% (5 people) living in a bed sit accommodation said that the layout of their home was poor; and

· 37% (10) of tenants said that they would be willing to move to another area out side of the scheme.
2.1      Conversion and improvement works would offer tenants living in the bedsits more space and an improved layout. The scheme would then offer a choice of one and two-bed properties which would be more appealing to future customers; 

2.2      10 people said that they would be willing to move out of the scheme temporarily which means that there may be the opportunity to move tenants temporarily within the scheme while works are ongoing and cause minimum disruption.  
3.0      The Lonnen

· 18% (3 people) preferred the option to take up offer alternative accommodation. All of these people would want to remain in the Ryton area;
· 47% (8 people) said that the access to the building was poor or not good;

3.1      There was a general appreciation amongst tenants that actions must be taken to address the fall in demand for the scheme but there are no alternative sheltered schemes in the Ryton area where tenants could move together and their desire is to remain living together. 

4.0      Birtley Villas 1-26

·    72 % (16 people) preferred conversion and improvements;

· 23% (5 people) preferred Decent Homes and improvements work only;
·  5% (1 person) said that they would prefer option 3: to provide new modern homes on existing site;
· 72 % (16 people) preferred conversion and improvements;

· 23% (5 people) preferred Decent Homes and improvements work only;
· 5% (1 person) said that they would prefer new modern accommodation;

· 100% Residents were satisfied with the locality of the scheme with (22 people) agreeing that the location is good or very good; 

· 100% (22 people) said that the relationships with other residents were good or very good and the communal lounge is very good.

· 32% (7 people) would like more space. 

5.0      Birtley Villas 26-50

· 95% preferred conversion and improvements;

· No one agreed with the option of Decent Homes and improvements work only;
· 5% (1 person) said that they would prefer a new modern homes on existing site; 
· Residents were satisfied with the locality of the scheme, 90% (18 people) said that the overall location is good or very good; and

· 100% of those people living in bed sits would like to have more space.
6.0      Pleasant Place
· 100% preferred conversion and improvement works; 

· 83% thought that the layout of the current homes in Pleasant Place were good or/ very good;
· All tenants consulted agreed that conversion works to the bedsits would be a positive improvement to Pleasant Place. 

6.1      Residents especially like the opportunity of supplying a new utility room for laundry facilities. 

6.2      There are 5 tenants currently living in bed sits who would need to move out temporarily while works are ongoing it is anticipated that there would be sufficient vacancies within the scheme to facilitate temporary moves and therefore keep disruption to a minimum. 
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