29 September 2015

HOUSING COMMITTEE
A meeting of the Housing Committee will be held on MONDAY, 12 OCTOBER 2015
2
in
the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 19:00.

David Hagg
Chief Executive
Please Note: This meeting will be filmed for live or subsequent broadcast via the
Council’s internet site (www.stroud.gov.uk
www.stroud.gov.uk). By entering the Council Chamber you are
consenting to being filmed. The whole of the meeting will be filmed except where there
are confidential or exempt items, which may need to be considered in the absence
ab
of
the press and public.
AGENDA

1

APOLOGIES
To receive apologies of absence.

2

DECLARATIONS OF INTEREST
INTE
To receive declarations of interest.

3

PUBLIC QUESTION TIME
The Chair of the Committee will answer any questions from members of the
public, submitted in accordance with the Council's procedures.
DEADLINE FOR RECEIPT OF QUESTIONS
Noon on Wednesday 7 October 2015.
Questions must be submitted in writing to the Chieff Executive, Democratic
Services, Ebley Mill, Ebley Wharf, Stroud, and sent by post, by fax (01453
754957), or by Email: democratic.services@stroud.gov.uk.
democratic.services@stroud.gov.uk

4

REVIEW OF SHELTERED HOUSING STOCK: TOWARDS
TOWAR
DEVELOPMENT
OF AN ASSET STRATEGY
ST
To inform Members of the findings of a review of suitability and viability of our
sheltered housing stock, with recommendations on future investment and
options for these assets.
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5

MEMBERS' QUESTIONS
See Agenda Item 3 for deadline for submission.

Members of Housing Committee
Councillor Mattie Ross (Chair)
Councillor Doina Cornell (Vice-Chair)
Councillor Miranda Clifton
Councillor Gordon Craig
Councillor Kevin Cranston
Councillor Jonathan Edmunds

Councillor Liz Peters
Councillor Gary Powell
Councillor Lesley Reeves
Councillor Mark Rees
Councillor Emma Sims
Councillor Debbie Young
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Consultation and
Feedback
Housing Committee
12 October 2015

4

REVIEW OF SHELTERED HOUSING STOCK:
TOWARDS DEVELOPMENT OF AN ASSET
STRATEGY
To inform members of the findings of a review of
suitability and viability of our sheltered housing
stock, with recommendations on future investment
and options for these assets.
Housing Committee RESOLVES:
1. That schemes identified as ‘green’ and
‘amber’ are supported and a programme
developed and implemented for their
improvement, subject to budget availability
and constraint.
2. That schemes identified in the ‘red’ category,
are approved, in principle, to consider
options for redevelopment, and that:
a. Officers will prioritise and undertake a
review of each site looking at its options
and potential, with the engagement of
local ward members and tenants and will
return to committee as soon as
practicably possible with their
recommendations. Where a strong case
emerges for a similar options appraisal to
apply to an ‘amber’ scheme, this will be
brought back to committee, as above.
b. Officers also develop a long term delivery
programme, identifying costs, financial
resources and timescales. Supported by a
financial plan which models and responds
to risks such as the budget requirement
for a 1% rent decrease, RTB changes and
other challenges.
c. That a wide ranging package of support,
for tenants who are affected by these
works, is developed, minimising
inconvenience and enabling the
programme to be effectively delivered.
3. That a communications plan is implemented.
We have held information meetings in all of our
sheltered schemes, to advise tenants of the findings
of the review and inform them that a decision on
Agenda Item 4
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Financial Implications
and Risk Assessment

Legal Implications

Report Authors

how we take this matter forward will be made at
Housing Committee.
The timing of the availability of the total required
Investment of £4.7m is subject to updates of the
authority’s 30 year HRA business plan. In addition
there are changes in imminent welfare reform and
Right to Buy legislation that may affect the
authorities income streams and therefore may affect
the timing of capital investment.
Ian Garrett, Principal Accountant
Tel: 01453 754344
Email: ian.garrett@stroud.gov.uk
There are no significant legal implications to note.
Karen Trickey, Legal Services Manager
Tel: 01453 754369
Email: karen.trickey@stroud.gov.uk
Tim Power, Head of Housing Management
Tel: 01453 754155
Email: tim.power@stroud.gov.uk
Andy Nash, Head of Asset Management (joint)

1.

Introduction

1.1.

Sheltered Housing services have, nationally and within the social
housing sector, undergone significant changes over the past decade.
These changes have been brought about by a number of factors, which
include:





1.2.

An aged stock (built primarily between 1960-1980), which in many
cases, does not meet the needs or aspirations of the community in
2015.
A building design which in many cases is now obsolete (upper floor
flats having no lift access, steep ramps on internal corridors, limited
car parking and no mobility scooter storage, for example).
An accommodation offer, that is now out of date (bedsit flats), and
which have proved increasingly hard to let, particularly in the south
of the district.
The loss of long-term and sustainable funding to the service, via
‘supporting people’.

From a local perspective, our response was to undertake two, detailed
and challenging reviews of our sheltered housing service, this involved
a look at the support and scheme management service we provide to
tenants (previously undertaken by resident scheme managers or
‘wardens’), and a look at the buildings themselves.

Housing Committee
12 October 2015

Agenda Item 4

Page 4 of 19

1.3.

The support service was redesigned and implemented at the beginning
of 2015, and has now been running successfully for eight months or
more. A review of its performance will be provided to committee at the
12 months stage of its operation, (after January 2016), as part of the
committees monitoring of this service.

1.4.

The building or asset review was undertaken by our external
consultants, ARK, who have carried out over 20 such reviews for other
landlords, seeking to ensure, like us, that their stock, is fit for purpose,
over the life of our forward looking HRA business plan, i.e. 30 years. As
a result, the review looked not only at the design and construction of
the stock, but also its facilities, long-term maintenance costs, popularity
in terms of ability to let properties (or not), the quality of life it offers to
residents in terms of the buildings design, etc.

2.

Findings of the Review

2.1.

The attached report from ARK, sets out the findings of the review, in
terms of: a scheme and resident profile, an understanding of the local
housing market, and the assessment of each scheme in terms of
suitability, running costs, standard of key attributes, stock turnover and
re-let times, etc.

2.2.

The analysis completed, based on the findings of an assessment of
each scheme, breaks our stock into three categories:




Green: A good quality scheme needing a limited investment to bring
it up to a modern and sustainable standard for current and future
tenants
Amber: A scheme requiring more significant investment, but which,
having been completed, will have a sustainable future
Red: A scheme with significant issues, meaning that it does not
meet a standard we would wish to provide to our tenants and which
is uneconomic to run, cannot be realistically brought up to a good
standard, and may be better suited to other uses through
redevelopment or disposal.

Housing Committee
12 October 2015
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3.

Developing a minimum standard for our stock

3.1.

This process has also identified the need for a standard to be defined
for our sheltered housing stock, this will be developed in greater and
more technical detail, but it is worth noting at this stage that the review
has identified the deficiencies in some of our stock, and which we will
be addressing through the investment in properties we retain to ensure
that:
a. Our stock has level floor access throughout all common areas
b. That first floor accommodation should be accessible via a lift
c. That we will seek to phase out the provision of bedsit
accommodation during the life of this stock investment and
modernisation project
d. That schemes should provide adequate car parking suitable for
residents and visitors needs
e. That schemes should provide secure mobility scooter storage with
recharging points
f. That community lounge spaces should be redesigned and be more
attractive and inviting.
g. Tenants homes and communal areas should offer the highest level
of thermal and energy efficiency we can reasonably provide.
h. That garden areas should be accessible to those with mobility
issues, and also from the community room with appropriately wide
opening doors.

4.

The Asset project and long term plan

4.1.

The stock assessment has shown that 80% of our stock, is either good,
or has the potential, with a reasonable level of investment, to be both
good and to have a viable and sustainable future, offering quality
homes to our current and future tenants.

4.2.

It should be noted that the findings also show that approximately 20%
of our stock fails to meet a reasonably acceptable and modern
standard and that it is not realistic to invest in making improvements. In
many cases, no amount of investment would really bring the scheme
up to a modern standard with a long-term viable future.

4.3.

This review, undertaken externally, was expected to offer challenges to
the council, which it has. But with our priority objective being the ability
to offer quality homes to our tenants, homes with a long-term
sustainability, it is important that in regard to these ‘red’ category sites,
that are decisive. Also, in relation to some “amber” sites, we need to
acknowledge and investigate whether such sites continue in their
present use as part of the Council’s housing stock, in order to
maximise the best use of our stock asset and the benefit it can offer to
our community.

Housing Committee
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5.

Expected timescale

5.1.

The investment needed for this programme will require a longer term
financial view to be taken, simply in terms of making the funds
available. We are currently reviewing our 30 year business plan to
remodel issues such as the impact of the 1% annual rent reduction
which was set out in the government’s budget, to ensure that our
project plan for the improvement of our sheltered asset and fund
delivery are optimised. It is also important to note that we seek to
minimise disruption to tenants, and in particular have regard to those
who are frail and/or vulnerable, whilst balancing this with our strategic
role of developing a housing portfolio that reflects demand in the district
and the financial realities which the Council faces.

5.2.

A project timescale for all proposed works will be developed following
the outcome of this committee’s decision, but it is expected that those
in the ‘green’ category, will be undertaken over the short term, with
some of this work, already forming part of current or developing
programmes and budgets. Work in this category, will be subject to
funding availability, but is likely to be carried out over the next 2-3
years.

5.3.

‘Amber’ category works are more significant, with higher financial
requirements and greater disruption implications to tenants and will
need to be programmed over a longer period, subject to the availability
of funds.

5.4.

The ‘red’ category sites clearly present the greatest potential for
change, including the need to support and arrange for tenants to move
home. But this also offers the Council an opportunity to develop new
homes, to help meet identified housing need within the district. The
completion of a programme involving these schemes may take up to
10 years. However, it must be noted, that whilst we may be constrained
financially, in terms of budget availability and/or the timescale when
funds considered to be available may be drawn down, we must also
consider our tenants and the balancing risk of ongoing rent loss caused
by the delay in undertaking works to properties currently empty
(bedsits), which would bring any new homes into our lettings portfolio,
sooner rather than later.

6.

Supporting our tenants

6.1.

The Council is proposing to undertake this investment because of our
commitment to offer the highest quality of homes we can, along with
the need to balance supply and demand and to be able to fund the
service we provide. However, in achieving this objective, we recognise
that disruption will be caused.

Housing Committee
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6.2.

With regard to ‘green’ and ‘amber’ rated schemes, as with all our
improvement work an assessment of risk to tenants will be undertaken
long before any work commences. We will then take appropriate steps
to minimise this, which in a small number of cases could involve decant
or transfer, following consultation and agreement with individual
tenants and their families, on location preferences, etc., where
appropriate.

6.3.

‘Red’ schemes, will require the transfer of tenants to alternative
accommodation, and will be achieved by offering affected tenants,
‘silver band’ priority well in advance of any programme starting, with
advice and assistance in identifying and bidding for an alternative
property of their choice.

6.4.

The Council, in all cases will undertake all house moves, packing,
disconnection and reconnection and will provide financial
compensation to cover new carpets, curtains and furnishings for the
new home and the inconvenience associated with moving. This
compensation will be based on the statutory amount set out in section
30 of the Land Compensation Act 1973, updated by the Home Loss
Payments Prescribed Amounts Regulation 2014. Support from our
sheltered housing team and other appropriate staff will also form a
significant part of this process, to ensure that disruption, and any
distress or concern can be minimised.

7.

Recommendation

7.1.

It is recommended that properties identified in the ‘green’ and ‘amber’
category are addressed as set out in this report, and that officers are
instructed to develop detailed plans for their delivery which respond to
financial pressures enabling any plan to then be sustainable when
implemented.

7.2.

Where ‘amber’ schemes are demonstrated as having potential to be
changed from their current use, recommendations will be brought back
to committee for approval.

7.3.

It is recommended that properties identified in the ‘red’ category are
supported in principle for inclusion in a redevelopment programme and
that officers; engaging with ward members and tenants, will then
develop individual proposals for each site and return to committee with
analysis and recommendations, on a site specific basis, addressing the
options and recommendations as soon as practicably possible. This
work will be prioritised so that we can focus on those sites offering the
greatest uncertainty to tenants (with existing high void property rates),
potential and strategic impact.

Housing Committee
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Sheltered Housing Getting Better, Getting Fit for
the Future

Executive Summary - July 2015
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1.

Introduction

1.1

Stroud District Council commissioned Ark to carry out an in-depth review of its
sheltered housing portfolio to assess the viable options for achieving a sustainable
sheltered housing service and to advise on a modernisation strategy. The review
involved a number of carefully sequenced steps including:
 A ‘document review’ of the Council’s plans and those of key stakeholders,
including Gloucestershire County Council, to understand strategic context;
 A review of stock information including investment plans and forecasts, repairs
history and void times and costs;
 Undertaking on-site inspections of the schemes to assess its physical
characteristics, the scheme’s setting and neighbourhood surroundings;
 Reviewing the ‘market’ - the location of alternative ‘competing’ provision and
likely demand for sheltered housing in the future; and
 Considering the available options and producing a preferred option for each
scheme that forms part of an overarching strategy.

2.

Scheme profile

2.1

The Council’s sheltered housing stock consists of 788 homes in 28 schemes. Almost
all the schemes are purpose built and all are at least 25 years old. Over 40 per cent
was built over 45 years ago, in the 1960s.

2.2

The stock at an individual scheme level is diverse. Half the schemes comprise of
purpose built blocks containing solely flats, while almost a third (32 per cent)
comprises a combination of both flats and bungalows. Four schemes (14 per cent)
contain just bungalows.

2.3

In terms of size, almost three quarters of the homes have one bedroom. Bedsits
account for around 11 per cent and bungalows account for almost 40 per cent of the
stock. Only 5 per cent of homes have more than one bedroom. The distribution of the
schemes across the district is shown below:
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3.

Resident profile

3.1

Demographic changes means that sheltered housing tenants are increasingly
diverse with a much wider range of expectations, needs and ages. Sheltered housing
tenants in 2015 are older and frailer than those who lived in the schemes when
originally built – often living with dementia or chronic ill-health. For example, 11
schemes have more than 10 per cent of the residents aged over 90 while nine
schemes have more than 40 per cent of residents aged over 80.

3.2

Alongside demographic changes, allocation policies mean that younger people are
moving into sheltered housing, some having no care or support needs but others
have complex needs, such as substance misuse or with a history of homelessness.
Stroud has 3 schemes where more than 10 per cent of residents are aged under 60.

3.3

These ‘imbalances’ make it harder to provide a service that meets all tenants needs
and aspirations. Willow Road - a scheme with 24 units serves as an example of this
trend. This scheme has over a quarter of residents over 80 and a quarter under 60.
Interestingly over 16 per cent of residents are currently working.

4.

The local housing market

4.1

Stroud district has a population of 112,779 (2011 census) of which 21,977 (around
20 per cent) are aged 65 and over – higher than the Gloucestershire average. The
population has increased by 5 per cent in the last decade with the number of over
65s expected to increase by over 60 per cent by 2031.

4.2

Most UK household growth is driven by older people. Overall, 41.0 per cent of
households in Stroud are made up of only older people (aged 55 or over) and a
further 11.7 per cent contain both older and non-older people. Older people in Stroud
are slightly more likely than average to live in social rented housing.

4.3

Analysis carried out by GCC in 2012 on the need for older people’s services
identified significant projected growth in the 65+ and 85+ populations over the next
10 years (shown below).

4.4

In Stroud a significant source of growth in household numbers is the projected
increase in the number of single people of pensionable age by 78.5% and 2+
pensioner households by 52.9%. This in part reflects Stroud’s appeal to older people.
For example, about a third (31 per cent) of market demand across the Stroud and
Dursley area originates from retired households.

4.5

In total there are 844 households registered for accommodation suited to older
households on the Gloucestershire Homeseeker database - 493 where the head of
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household is aged over 65 and a further 351 in the 55-64 age bracket. Over half (58
per cent) of the 65+ group specifically require ground floor accommodation. This
means that almost 6 out of every 10 ‘typical’ applicants for sheltered housing (aged
65+) would not wish to be housed in first floor flats at a number of the Council’s
homes for example, at Glebelands, Ringfield Close and Jenner Court.
4.6

Overall, we believe that there are over 2000 sheltered homes serving Stroud. This
figure includes other ‘competing’ schemes that fall within a natural catchment area
that goes beyond the postcode and Stroud’s geographical boundaries.

4.7

The level of competing provision is very high in some areas. For example, in the GL2
area in the north which includes parts of the Gloucester urban area including
Hardwicke, the Council’s stock consists of less than 10 per cent of the available
provision for rent. Over 30 per cent of sheltered housing provision that may serve
residents in the district is found in this postcode area. In addition, competing
provision is high in the GL5 postcode area covering Stroud and GL6 which includes
Nailsworth and Minchinhampton.

5.

Communication and Consultation

5.1

As part of any review of this nature one of the major challenges is to engage with all
the stakeholders in an appropriate and timely way. The Council’s ‘Older Persons
Housing Project Board’ decided it was best to defer detailed consultation until the
outcomes of the review were completed and ‘at risk’ schemes identified. In this way,
we will be able to talk to residents, their families/advocates in a more informed and
constructive way, encouraging greater ownership and empowerment of residents and
in turn leading to increased satisfaction and individual well-being.

5.3

Ark also met with some key external and internal stakeholders over the course of our
assignment. The key findings from the consultation are set out in the main report.

6.

Asset performance

6.1

Stroud provided void data for the last three years for each of the schemes. This
allowed us to review the performance of the schemes from a number of perspectives.

6.2

Our key findings are as follows:
 Repair numbers and costs too high in some schemes
 Void costs in small number of schemes consistently high
 Turnover in some schemes over 20 per cent
 ‘Demand’ problems in some schemes (bedsit and unit size)
 Void times can be too long and some schemes have long-term voids
 The Council needs to ensure its plans are based on robust stock condition data

7.

Scheme Assessments

7.1

The most significant stage of this review was the assessment of the schemes. This
involved reviewing the asset performance data and local housing market information
collected. Most importantly, this stage was informed by an on-site inspection and
discussions with local staff.

7.2

Each scheme inspection involves an appraisal of the schemes from a number of
perspectives illustrated in the figure below.
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7.3

Schemes were categorised using a simple traffic light (Red/Amber/Green) system to
reflect the degree of ‘risk’ they present to Stroud’s ongoing business. The breakdown
of results is shown below:
Category
RED

Scheme
Cambridge House, Dryleaze Court,
Glebelands, Ringfield Close, Willow
Road
(5 schemes)
Burdett House
(1 scheme)

RED/AMBER

AMBER

GREEN

7.4

Archway Gardens, Ashcroft House,
Chapel Lane, Concord, George
Pearce House and Trinity Drive,
Grange View, Grove Park Road,
Jenner Court, Malvern Gardens,
Sherborne House, Springfields Court,
The Beeches, Vizard Close
(13 schemes)
Ashwell House, Broadfield Road,
Draycott, Dryleaze House, Hamfallow
Court, Hazelwood, The Corriett, St
Nicholas Court, Walter Preston Court
(9 schemes)

Number of Homes
173 homes – (57 of 86
bedsits)
22 per cent of homes
25 homes (6 bedsits)
3 per cent of homes

336 homes
43 per cent of homes

254 homes
32 per cent of homes

The recommendations based on the findings are that:
 13 schemes including almost half of homes are retained in the longer term in their
current form to continue providing older people’s housing. These should benefit
from improvements such as:
o Improving communal entrance, lounge and garden;
o creation of scooter stores and improving car parking; and
o Lift installation where practicable


5 schemes are improved for an alternative use. These schemes are not suited to
specialist older people’s housing. However, they are probably sustainable as
‘age-exclusive or ‘age preferred’ for people aged 50+.



3 schemes should be remodelled for continued older peoples use. To ensure
these schemes are fit for thePage
future13
the
needs to invest in remodelling to
ofCouncil
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address problems around the quality of the ‘offer’. In this way, the modernised
schemes will better meet the needs of older people and ensure they are
sustainable in the longer-term. Typical works proposed include:
o Remove bedsits and improve space standards;
o Introduce some 2 bed accommodation; and
o Maximising return by converting ‘specialist’ facilities or other assets


One scheme should be remodelled for alternative use. In this case the scheme,
Chapel Lane, is best suited to return to more general needs provision - probably
‘age-exclusive’ for people aged 50+. Opportunities for redevelopment to provide
additional units and revenue returns should also be explored on this site.



6 schemes should be decommissioned as older people’s housing. The
performance and quality of these schemes is poor and remodelling to meet
modern and future needs is not an economic or practical solution. Our
presumption is that most of these sites could form part of the Council’s active
development programme although a more detailed feasibility study is needed to
make an informed decision on redevelopment or disposal.

7.5

Ark has completed a breakdown by scheme of the outline costs to deliver a
programme flowing from the preferred option. The total cost is £4,678,800 which
captures the improvements or remodelling identified and associated fees. The
Council should test the proposed capital costs, unit changes and revenue impacts of
the programme with its HRA Business Plan in order better to gauge its capacity to
support the proposed changes.

7.6

Below is a ‘pen picture’ review of the Council’s highest risk schemes.
Burdett House, Stonehouse GL10 2LS
Burdett House was built in 1977 in a predominantly residential area approximately 1
mile away from Stonehouse. It consists of 25 homes – 6 small bedsits, 10 one
person flats, (8 can accommodate two people) and 9 one bed bungalows of which 3
are big enough for two people. The flats and bungalows are in a linked block with 8
properties in a lower section away from the main scheme and communal areas.
Car parking is satisfactory but the scheme is not served by a local bus service. This
means that some residents (over a quarter of whom are over 80) find it difficult to
access local amenities (shops, GPs, PO etc.) and relevant activities.
Access around the scheme is difficult for some less mobile residents. There is no
scooter store and the site is sloping. Access to communal facilities for lower section
residents is via an external path or a stairlift in the main corridor.
The overall quality of accommodation at Burdett House is poor – although homes
have benefitted from improvements the bedsits are small and relatively unpopular.
Although there is little ‘competing’ provision the area is well-served by alternative
Council accommodation. These factors contribute to very long void times and high
level of refusals.
The number and cost of repairs raised each year appear satisfactory. The communal
lounge, although well used has an unwelcoming ‘institutional’ feel.
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Categorisation for Action: Red/Amber
Preferred Option: Redevelop/Dispose

Cambridge House, Dursley GL11 4AZ
Cambridge House is in Dursley in a residential area close to the town centre. It
consists of 20 homes - 18 one-bed bungalows, 4 of which can accommodate two
people and 2 bedsits. The former wardens’ flat has been converted to create two first
floor flats. It was built in 1962 with bungalows arranged as a long terrace accessed
off a rear open walkway.
The scheme is not popular and ‘lettability’ is difficult despite being set in an attractive
site that is well-maintained and well located for easy access to local amenities. The
décor, fixtures and fittings in the communal lounge and kitchen are dated.
There is a high number of long-standing residents with a third over 80 and with 15
per cent over 90. Despite this, the turnover of tenancies and the number of refusals
are high. The most common reasons given for refusals are that the property or area
is unsuitable or the home is too small.
The overall design and construction falls well below modern standards. Homes are
often small, badly arranged with poor natural lighting and insulation. The number of
repairs appears satisfactory but repair costs are relatively high which may reflect the
age and construction of the scheme.
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Categorisation for Action: Red
Preferred Option: Redevelop/Dispose
Dryleaze Court, Wotton-under-Edge GL12 7BA
Dryleaze Court was built in 1969 in an attractive residential area close to the town
centre and local amenities. There are 63 homes in total. 21 one-bed bungalows, (18
big enough for two people), 21 one-bed flats, 3 two-bed flats and 18 small bedsits.
Dryleaze Court benefits from close proximity to a range of local shops and other
amenities. However, access to and from the town is difficult for some residents due
to a very steep hill. Despite this, there is no scooter store and limited car parking.
This is particularly important as over a third of existing residents are over 80.
Dryleaze Court’s biggest weakness is the poor quality of accommodation. There is a
high concentration of bedsits which are small and difficult to let. The scheme itself is
relatively unattractive with some evidence of under investment in maintenance and
decorative repair.
The number of repairs carried out and spend on repairs and voids are in line with the
expected benchmark but arguably lower than the scheme needs. Some homes do
not currently meet the Decent Homes Standard and some first floor flats are not
served by a lift. Consequently, Dryleaze Court has 18 long-term voids with an
average void time of over 850 days.
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Categorisation for Action: Red
Preferred Option: Redevelop/Dispose
Glebelands, Cam, Dursley, Gloucestershire, GL11 5NE
Glebelands was built in 1969 and comprises 40 homes of which 23 are bedsits.
There are 12 one-bed flats mostly big enough for two people, four two-bedroom flats
and 1 one-bed bungalow which can accommodate two people.
The scheme is in a good location, close to the town centre which has lots of
amenities including a nearby medical centre. The location does mean that car
parking at times can be difficult. A range of communal facilities are provided although
they need updating to make them more appealing.
The scheme’s sloping topography and layout with connecting corridors and steps can
make access difficult for some residents (over a quarter are over 80). There is no lift
access to the first floor or a suitably sited scooter store.
These issues contribute to a high number of refusals , long-term voids and some
very long void times. Turnover in the scheme is also very high which is likely to be a
reflection of the large number of small bedsits.
The number of repairs carried out is in line with the expected benchmark and the
data suggests repairs spend is very low. The reliability of this data should be
reviewed as we do not believe that all homes currently meet the minimum Decent
Homes Standard.

Categorisation for Action: Red
Preferred Option: Redevelop/Dispose
Ringfield Close, Nailsworth GL6 0HY
Ringfield, Close (including Tanners Piece and Upper Park Road) was built in 1963
in a largely residential area. The split site comprises 26 homes made up of 16 flats, 4
of which have two bedrooms and 10 bungalows, 2 of which have two bedrooms.
All the homes are pebble-dashed Reema ‘Hollow-land’ – a “non-traditional”
construction form built to address the acute housing shortage in the post-war era.
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The properties are ‘as built’ with patch repairs and some remedial work carried out to
sustain their ongoing use.
Inevitably, these homes experience a very high level of repairs and spend. This
presents a number of risks to the Council and will continue to do so without
significant investment to protect the structure and fabric of homes.
The properties are spacious and in a popular location. The large communal lounge is
regularly used. However, turnover of tenancies is high. Car parking is insufficient for
resident’s needs, there is no lift access to first floor flats and the scooter store does
not meet modern standards.

Categorisation for Action: Red
Preferred Option: Redevelop/Dispose
Willow Road, Stonehouse GL10 2DS
Willow Road comprises 1 one-bed (2-person) flat and 23 one bed bungalows, some
small studio-style and 10 that can accommodate two people. It was built in 1965 and
has a diverse resident population with over a quarter of residents over 80 and a
quarter under 60.
The scheme has an unusual arrangement – sitting as an’ island’ at the centre of a
relatively unpopular housing estate surrounded by roads on all sides.
The location means that some residents may feel concerned about safety and
security. In addition, access to local shops and amenities is difficult for some
residents (about 10- 15 minutes’ walk to nearest bus stop, GP and Post Office).
The bungalows themselves form a linked triangular shape with the communal
facilities including a relatively small lounge easily accessed at the centre.
Homes often have narrow doorways with raised entrance thresholds. Some of the
homes suffer from disrepair and need investment in external elements such as
fascias, soffits and windows.
Tenancy turnover is high and the smaller bungalows can be hard to let.
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Categorisation for Action: Red
Preferred Option: Redevelop/Dispose
8.

Recommendations

8.1

To assist the Council we would make the following interim recommendations subject
to further discussion and scoping with the Council.








Consider the draft report and the findings
Begin process to conduct the design feasibility work
Work with residents to set the ‘Stroud standard‘ for sheltered housing and
improvement and remodelling plans
Work with partners to improve local knowledge on ‘demand’
Improve financial performance and make best use of assets by:
o understanding stock condition, unit costs and lifecycles
o Address long-term voids and reduce ‘avoidable’ turnover
Further improve service quality and efficiency by:
o Fully understanding service charges
o Explore opportunities around hub activities
Develop a clear communication plan
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