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REPORT TO CABINET
25 May 2010

TITLE OF REPORT:
Future of Chandless Estate

REPORT OF:

Paul Dowling, Group Director, Development & Enterprise



David Bunce, Group Director, Community Based Services  

Purpose of the Report 

1. Cabinet is asked to approve the decommissioning of residential and commercial properties on the Chandless estate. This will require the acquisition of 17 properties in private ownership, the acquisition of the leasehold interest in the shop unit and the relocation of tenants. The properties will be demolished at appropriate time after they become empty.
  

Background 

2. Chandless Estate falls is in the Bridges Ward in the Central neighbourhood and is included within the Housing Market Renewal Pathfinder (HMRP) boundaries of Gateshead. 
3. In 2005, The Gateshead Housing Company (TGHC) together with the Council appointed consultants, Social Regeneration Consultants (SRC), to undertake a survey of Council tenants and leaseholders regarding their views of their properties and the neighbourhood in the Chandless Estate (Abbot Court, Monk Court, St Mary’s Court, Lancet Court, Lychgate Court, Minster Court, Trinity Court, Cloister Court and Cathedral Court). The results showed that 70% of the residents in the maisonettes and 60% in the multi-storey flats supported partial or total demolition.
4. The Council then appointed consultants, GVA Grimley, in 2007 to undertake a full option appraisal with regard to long term sustainability and viability for the Chandless estate on the eastern side of the Gateshead Highway (Chandless estate excluding St Mary’s Court and Trinity Court). Subject to public consultation the study recommended the partial or total demolition of the Chandless estate to the eastern side of the Gateshead Highway.  A copy of the option appraisal is available online within the agenda folder for this meeting and also in the Members’ Room.
  
5. The investment needs and design issues in St Mary’s Court and Trinity Court are similar to the Chandless Estate to the eastern side of the Gateshead Highway. Additional works are also needed to St Mary’s Court to deal with structural problems. For these reasons Decent Homes work was deferred and the occupants of these properties were included in the public consultation exercise in March 2010. The consultation exercise resulted in a 78% response rate. 64% of the responses support the demolition of the whole Chandless Estate.

6. Decent Homes investment alone would not improve the appearance and layout of properties or the public spaces and, therefore, does not provide a long term sustainable future for the existing homes and the neighbourhood as a whole.

7. Cabinet at its meeting 22nd February 2010 set aside £7.5m for Chandless solutions subject to the consultation outcome, which would cover the relocation of tenants, acquisition of leaseholds and the demolition. 


Proposal
8. It is proposed to demolish existing buildings on the Chandless Estate following the relocation of existing tenants, and acquisition of 17 properties in private ownership and acquisition of the leasehold interest of the shop unit. 
9. It is proposed to develop a master plan for the wider area including this site to allow for the comprehensive development including a mixed tenure housing scheme. As part of these plans it is proposed that a phasing plan is developed to allow residents and tenants that wish to remain in the immediate area to do so. These proposals will be taken to Cabinet for consideration at a later date.  

Recommendations

10. It is recommended that Cabinet approves:  
(i) Demolition of the Chandless estate (Abbot Court, Monk Court, St Mary’s Court, Lancet Court, Lychgate Court, Minster Court, Trinity Court, Cloister Court and Cathedral Court);
(ii) All Council tenants living in the Chandless estate (Abbot Ct, Monk Court, St Mary’s Court, Lancet Court, Lychgate Court, Minster Court, Trinity Court, Cloister Court and Cathedral Court) receive priority for re-housing in line with a phasing plan to be developed reflecting the rehousing preferences of tenants; 

(iii) That, where appropriate, Council homes managed by TGHC are advertised with preference to tenants from this scheme;
(iv) That eligible tenants and owner occupiers displaced, are entitled to apply to the Council for statutory Home Loss and Disturbance Payments from the date that this report is approved;

(v) For void properties to be taken out of debit and demolished when appropriate;
(vi) To authorise the Group Director, Development & Enterprise to enter into negotiations to acquire leasehold interests as listed in appendix 1;
(vii) The acquisition of property interests as listed in appendix 1 by agreement using the provisions of s.120 Local Government Act 1972 and the acquisition of estates and interests and the compensation paid for them should be on the basis as if there were a confirmed Compulsory Purchase Order in place in order to ensure consistency with other acquisitions in these circumstances;
(viii) That relocation equity loans are made available to owner occupiers who wish to relocate within the Gateshead Borough in accordance with the Council’s Private Sector Housing Renewal, Financial Assistance Policy and are administered through the arrangements set up for the Housing Market Renewal Programme, now superseded by the North East Home Loans Partnership Agreement;
(ix) To receive further report for approval, at a later date, setting out the masterplan for the wider area including this site to allow for the comprehensive development including a mixed tenure housing scheme.

For the following reasons:
(i) To create a safer, stronger community;

(ii) To improve health and reduce inequalities;

(iii) To formally record that the Council is proceeding under section 120 of the Local Government Act 1972 in its acquisition of properties;

(iv) To ensure that the acquisition and compensation paid for the area is dealt with consistently. 


 

CONTACT:  Hannah Heinemann extension 3812
PLAN REF:  3613











APPENDIX 1


Policy Context 

1. The redevelopment of the site would support a range of the Big Ideas in Vision 2030. 

· City of Gateshead

· Buzzing and vibrant central Gateshead

· Vibrant, diverse and growing population

· Gateshead goes Global

· A local economy with global markets that is attractive to international businesses

· A place that attracts international talent  - a place where people want to live and do business with

· Creative Gateshead

· Population of high achievers, driven by aspiration and creativity

· A well educated community which utilises lifelong learning for both work and leisure

· Effective digital infrastructure reaching and used by all homes and businesses

· Sustainable Gateshead

· Improving and protecting our local environment so that Gateshead is the best place to live and work

· A wide variety of attractive housing supporting sustainable and cohesive communities

· Active and Healthy Gateshead

· All residents having a positive attitude  to physical activity and incorporating it into their daily lives

· Gateshead residents have improved mental health and emotional wellbeing

2. The project will also support Priority 4 of the Corporate Plan “Improving Accessibility, Connectivity and Economic Prosperity”. It will help deliver the outcomes:
· Attract more people to live, work, visit and study in Gateshead

· Delivery of key regeneration projects

These outcomes will be achieved by providing high quality mixed tenure housing. 

3. The Proposals are also consistent with the Council’s Housing Strategy 2007-2012 and the TGHC Business Plan 2008-2013.

4. Chandless Estate is in the Bridges Ward in the Central neighbourhood and is included within the Housing Market Renewal Pathfinder (HMRP) area of Gateshead. The aim of the HMRP initiative is to bring about the sustainable renewal of areas with weak housing markets and transform neighbourhoods into thriving, cohesive communities, where people will choose to live and stay.

Background

5. The Chandless Estate was constructed between 1962 and 1963. The estate comprises of three multi storey blocks, twelve maisonette blocks and one block of bungalows. All of the properties on the estate are of a non-traditional construction with prefabricated elements. There are also a number of traditionally constructed garage blocks spread across the estate. The estate borders the A184 Felling bypass and A167 Gateshead Highway which separates one multi storey and maisonette block from the main body of the estate.

6. Whilst the estate provides a range of single, twin, family and older person accommodation its construction and design may not meet resident’s aspirations for a modern home. 

7. In 2005 SRC (Social Regeneration Consultants) undertook a consultation exercise on behalf of The Gateshead Housing Company and the Council with tenants and residents of the Chandless estate on their views of their properties and neighbourhood. The responses showed that residents were concerned about the anti-social behaviour on the estate and saw their estate getting worse. The majority of tenants and residents wanted to see partial or total demolition of the estate.

8. Lindisfarne school has been closed down and demolished and most of the estate is isolated from services situated between the Gateshead Highway and the new estate to the east. In 2008, GVA Grimley undertook an option appraisal on behalf of the Council for part of the Chandless estate lying to the east of the flyover that recommended the partial or total demolition of buildings. As a result Decent Homes work was suspended. Subject to public consultation the study recommended the partial or total demolition of the Chandless estate to the eastern side of the Gateshead Highway. However, further analysis showed that partial demolition would not be a viable option.
9. The dwellings to the west of the Highway (St Mary’s Court multi-storey block and Trinity Court maisonettes) are programmed for Decent Homes work this year. Additional works are also needed to St Mary’s Court to deal with structural problems.

10. Although the majority of the properties are in Council ownership, the following properties are in private ownership:
122 Abbot Court

2 Cathedral Court

18 Cathedral Court

8 Lancet Court

24 Lancet Court

30 Lychgate Court

31 Lychgate Court

32 Lychgate Court

33 Lychgate Court

34 Lychgate Court

40 Lychgate Court

44 Lychgate Court

1 Minster Court

6 Trinity Court

19 Trinity Court

20 Trinity Court

22 Trinity Court

To assist with the relocation of these owner occupiers equity loans will be made available to those unable to access commercial loans on reasonable terms. It is expected that a large number of owner occupiers are likely to require the equity loan. The loans will be administered through the North East Homes Loans Partnership Agreement.

There is also a shop unit at Lychgate Court held by way of lease from the Council. 

Consultation

11. Ward Councillors and Cabinet Members have been consulted and involved in the development of the plans through regular briefings. 

12. All tenants and residents were invited to a neighbourhood drop-in over 3 days in March 2010. Additionally, officers from TGHC undertook a door knocking exercise covering all properties that had not already responded. Views were also taken over the phone where residents could not attend the event. At the time of the consultation exercise there were 399 Council tenancies. Additionally, there are 17 residential units in private ownership and one shop unit. The final analysisof the consultation exercise resulted in 326 responses out of 417 tenants and leaseholders including one shop unit. 64% of the responses support the demolition of the whole Chandless Estate and 2% were undecided. 34% of the responses supported the option to keep the Chandless Estate.

13. 10 out of 17 Owner Occupiers were in favour of demolition, 2 were undecided and 5 were against demolition.
14. Following the consultation exercise, on the 12 April 2010 a petition was presented to the Council asking Councillors to reject the demolition option and to refurbish the Chandless estate in line with Decent Homes programme. The petition has been signed by 95 tenants and residents representing 85 households. There were 12 households that in the consultation exercise indicated that they were in favour of demolition. However, it is felt that this does not significantly affect the overall majority in favour of demolition. 
15. The Cabinet Members for Employment, Housing and Transport and Sustainable Communities Central Area have been consulted on this report. Their views have been included in the proposals. In particular, a phased development approach is proposed to be developed to enable tenants wishing to remain in the area to be able to do so.   

Alternative Options

16. An option appraisal was undertaken in 2008 for the Chandless estate on the eastern side of the Gateshead Highway (Chandless estate excluding St Mary’s Court and Trinity Court) and the options refined to the following:

Option 1: Partial Demolition of the Chandless Estate Maisonettes;
Option 2: Demolition of all the Chandless Estate Maisonettes;

Option 3: Demolition of all the Chandless Estate Maisonettes and the Demolition of one residential tower block; and

Option 4: Demolition of all the Chandless Estate Maisonettes and the demolition of both tower blocks

Subject to consultation the study recommended the partial or total demolition of the Chandless estate to the eastern side of the Gateshead Highway. However, further analysis showed that partial demolition would not be a viable option.

The option to retain the estate and undertake Decent homes work is estimated at £5.7m. This option would not provide a long term sustainable solution as it does not address the external appearance of the buildings or the environment surrounding the estate. This cost does not include any structural works necessary to St Mary’s.


Implications of Recommended Option 

17. Financial Implications -  
The Strategic Director, Finance and ICT confirms that £7.5m has been allocated in the Housing Revenue Account (HRA) prudential borrowing programme for solutions for the Chandless Estate. This budget will cover the cost of homeloss payments to tenants and the cost of demolition. 
The funding of the cost of repurchase of properties and the associated homeloss payments is dependent upon the future plan for the site. The total cost is estimated to be £1.1m, which can be funded from HRA Prudential Borrowing to the extent of the percentage of new Council Housing on the site.
The cost of disturbance payments will be met from the Housing Revenue Account and is estimated at £209,000.  The annual net loss in rental income and subsidy per property is estimated at £2,278, a total loss of approximately £913,000. 
The cost of providing equity loans is estimated to be £0.5m assuming all tenants require a loan at the maximum award of £35,000. The cost of providing these loans can not be met from the HRA prudential borrowing and will therefore need to be considered as an addition to the capital programme. This increase in the requirement for capital resources can only be met by reprioritising schemes already in the programme or by achieving additional revenue savings.
To assist in the relocation of tenants the Council, through the management fee to The Gateshead Housing Company, will also need to continue funding the Regeneration Worker post until to April 2014.
18. Risk Management Implication -  
The options for the Chandless estate have been subjected to a full risk assessment in terms of funding, resource and deliverability.  Risks associated with all aspects of implementation have been identified and will be developed, using a project management approach, into a risk log that will be regularly monitored over the lifetime of the plans with appropriate action identified to ensure delivery.

19. Human Resources Implications   -  
Current staff levels would have to be retained to ensure the delivery of the Chandless Estate demolition. However, there are no implications in terms of additional capacity. LES employees will need to be relocated from the Chandless estate in the medium term. Staff resources will be needed from Property Services for the acquisition of units in private ownership and for the planning and implementation of demolition. TGHC have caretakers in St Marys and Concierge employees covering Monk and Abbot Court. This will have to be reported separately to the TGHC board. There are staff resource implications for the neighbourhood management team in terms of their assistance regarding the relocation of owner occupiers on the estate and community involvement activities.
20. Equality and Diversity Implications –

An initial screening for an Equality Impact and Needs Assessment has been undertaken. The relocation of tenants from the Chandless estate will give tenants the opportunity to move into better quality accommodation. The demolition and redevelopment of the Chandless estate will enable the development of new homes and services that provide opportunity for a diverse population and improve access to goods and services for people with a range of disabilities. There are 92 Agency tenancies on the estate of which 78 are asylum seeker accommodations. If the council wishes to continue to support agencies in future then alternative properties will need to be found.

The loss of lettings on the Chandless estate will be a significant reduction of opportunities for applicants on the Housing Register. This will be further compounded by the need to find alternative accommodation for many of the existing residents of Chandless – which will mean that availability of properties on other estates is limited too. The relocation of tenants is therefore anticipated to take 4-5 years. Consultation with tenants and residents showed that the majority of responses were in favour of demolition. 
On new housing development , the Council asks for mixed tenure developments, to ensure the provision of affordable housing In particular for the Chandless estate a phased approach is proposed to enable tenants that wish to remain in the immediate area to do so.

21. Health Implications 
The relocation will cause some temporary disruption to tenants and residents and this might impact on their health in the short term. New housing of high quality is expected to improve health in the ward and tenants that are relocated will be in better quality accommodation. 

22. Crime and Disorder Implications -  
It is proposed to develop a Masterplan and Delivery Strategy that include the creation of a high quality development where design makes a major contribution towards the reduction of crime. The CCTV currently operating in Chandless estate will be decommissioned once the relocation is completed. 
23. Sustainability Implications -  
Demolition and redevelopment will be carried out in a sustainable manner, with specific recommendations in accordance with local and national policies. The new residential development will meet Code for Sustainable Homes levels.
24. Human Rights Implications -  
The proposal affects 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.  However, if these proposals do contravene Human Rights the interference is justified in that, the proposals will result in long-term benefits to the wider community.

25. Area and Ward Implications -  
Bridges Ward in the Central Neighbourhood Management Area.
26. Background information

· Cabinet Report (22 February 2010) 

· Cabinet Report  - Consultation with tenants (17 November 2009)

· SRC 2005 consultation

· GVA Grimley Chandless Estate Regeneration Area: Option Appraisal (2008)
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