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Summary

Cabinet agreed, at its meeting on 15 January 2001, to seek the views of
tenants about the future of 250 properties on North Braunstone. A consultation
document was provided to each tenant in advance of their survey interview,
which in some cases was attended by a representative of Braunstone
Community Association (BCA)

The outcome of the survey is that 46.4% of tenants favour wholescale
demolition with 3% favouring partial demolition. The transfer option, favoured
by BCA, was supported by 30.7% of tenants with the remaining 19.9%
preferring to remain in their present homes with the Council as landlord. Overall
69% of those tenants interviewed made it clear that they want to remain tenants
of the City Council either in their current home or in a different property.

The most popular option is demolition, and if Cabinet wish to proceed with this,
tenants would be offered alternative accommodation in an area of their choice
so that a phased relocation of the 176 tenants can take place. Negotiations
would need to take place with owner occupiers about the purchase of their
properties and lessee shopkeepers. The future of the cleared site would be
subject to discussions with BCA and a further report to Cabinet.

The Council’s housing strategy for many years now has concentrated scarce
resources on those properties where investment would be beneficial for tenants
and communities. This has, of necessity, meant that some properties have had
to be demolished to make way for redevelopment which raises the quality of life
in that area. This has taken place in Saffron, South Braunstone, Eyres Monsell,
St Andrews, Rowlatts Hill and St Matthew tower blocks and Beaumont Leys.

The demolition option for the Braunstone properties identified in this report is
therefore consistent with this policy of using scarce resources wisely and
regenerating the area.

A suitable contractor will be sought to demolish the empty properties and there
will be full consultation with the local community about practical arrangements
for this. A cleared site will give an excellent opportunity for the residents of
Braunstone through the Community Association to be involved in the proposals
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1.6

2.1
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for its future and the regeneration possibilities, aimed at achieving new deals
overall aims.

Members will be aware of similar initiatives on Braunstone, such as the Boot
house programme, where demolition has resulted in a better mix of modern
homes with houses for sale as well as rent through housing association
partners. Such a scheme also has implications for local employment and
training with prospective developers.

Financial and Legal Implications

The demolition option which had the highest support in the survey is estimated
to cost in the region of £1.5M, including home loss and disturbance payments.
This would be offset by subsidy benefit estimated to be £124,000 per annum
with effect from the financial year after demolition, and the capital receipt
received from the land, which is anticipated to be in excess of these costs.
Recommendation

Cabinet are asked to decide which option to adopt.
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Purpose of Report

This report outlines the consultation process with the tenants of an area of
Braunstone North (see map appendix 1) on the future options for their homes.

The tenants of Webster Road, Wellinger Way, Hollins Road, Hockley Farm
Road and Gallards Hill have been campaigning for some time for improvements
to their homes as this area of Braunstone had not benefited from the major
improvement programmes of the 1980s.

With the award of New Deal funding for Braunstone, it was hoped that a wider
strategy for the area would result in these homes being improved.

In considering the whole of the area, it was clear that there is an oversupply of 3
bedroomed houses on the estate, and officers felt that this area afforded the
opportunity for a redevelopment programme which would assist New Deal in
achieving some of its aims.

Consultation took place with officers from New Deal when it became clear that
the option preferred by the Community Association was that the stock be
transferred through a Registered Social Landlord to the Community Association
which would allow New Deal funding to assist in the modernisation of the
homes in the area with the transfer to a new landlord.

Clearly, any decision on the future of their homes would have to take tenants’
views into account and several options were agreed with the New Deal team to
be put to the tenants.

The five options were as follows:

1. The tenants remain with the Council, and improvement work be carried
out according to the “worst first” strategy agreed by Council, depending
upon future allocation of funds from the Government.

2. The tenants be transferred to other Council accommodation and the
homes demolished in order to enable a programme of regeneration to
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commence which could include a better range of accommodation and
some possibly mixed use to help regenerate the area.

3. Demolition of the vacant properties within the area to allow for some
small scale redevelopment.

4. Demolition of a core area (see map appendix 1) to again allow for a
small scale redevelopment scheme.

5. Transfer of the tenancies and vacant stock to a Registered Social
Landlord who would then transfer ownership to the Braunstone
Community Association with the intention of improving the homes
internally and externally.

It was agreed with officers of New Deal that all the area would be surveyed and
part of Hand Avenue and Hockley Farm Road would be included to make a
more rational development site.

Detailed information (appendix 2) was sent out to all tenants prior to the survey
being carried out by staff from the Neighbourhood Office and representatives of
New Deal who attend a random sample of the interviews to ensure that all the
options were given equal weight.

The results of the survey are as follows:

No. %
Option 1 — remain with the Council 33 19.9
Option 2 — demolish and redevelop 77 46.4
Option 3 — demolish vacant dwellings 4 2.4
Option 4 — demolish core area 1 0.6
Option 5 — transfer to BCA 51 30.7
Number of tenants interviewed 166 100.0
Number of tenants interviewed 166
Number refusing to comment 10
Number of vacant dwellings 51
Number of owner occupied dwellings 19
Shops 4
Total Properties 250

The majority of tenants are in favour of the option to demolish and
redevelopment of the site in partnership with the community.

Under this option, all tenants would be given the opportunity of another property
either on Braunstone or elsewhere in the City in line with similar programmes
for the Tower Blocks and the Boot homes on Saffron and Braunstone.

The options for the future of the site will be presented to Cabinet after further
discussions with interested parties, including the Community Association,
tenants of the local area, and possible partners.
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1.14 In view of the results of the survey, Members are requested to indicate which of
the five options they wish to pursue.

2.
Other Implications Yes/No Para within References
supporting papers

Equal Opps No

Policy No

Sustainable &

Environmental Yes 1.4

Crime & Disorder No

Human Rights Act No

Officer to contact: lan Harkness

Extension: 6805
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Braunstone Housing Survey area APPENDIX 1
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APPEMDIX 2

OPTIONS &'

This leafled seis oul the options for e Gallards HUL The leaflet has been
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Under Option 1, all 250 homes in ihe
larger area marked on the map woald
remuin with the City Council, They would
be improved when their tom came, under
our mrmal Council policy of tacking the
“worst Mrst” across the City. (This area
Incledes housing on Webster Road,
Wellinger Yay and Hollins Road, Hand
Awenne, Hockley Farm Road and
Fallards FHIL)

If this option was chosen, sime improvemen
wirk would be cartled cut in this next fimencial
yiar, between April X1 and March 202, We
wold hope b repLu:e wintdiows nnd roofs where
peeded durning the year.

Herwewer, we could non promise thas afl the
work neeéded an ibe properties would be carmicd
ieal |m the yenar, snk=e mlditicnal mapey was
mide svailable from ofher sources.

Impraovements such & new kilchens snd

bt hraoms wiould not be dome before the
[nllowing Fnancial year {from April 2002), =nd
anly iln if the money was availahle

In the Council’s view, this option does not
tackle the problem of the need 1o lingrove your
homes mor the large namber of empty properties
i the aren. B does livke to malkes the aren moee
populdar for new benants of (0 mgjieeve the Hving
conditions for existing 1enanis.

This option comuld menn thol gome of the emgry
peoperties myight ke demaolished. The land nuight
be redevelopad for new housing by 4 housing
nssociation, or for other uses such as inclostrial
o communify use, The decision woald depend
ugpinn the views of 1he residenis through Mew
Dheal,
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Uniber Diption 2, all 250 homes in the
lorger area marked on the map woukd be
demlished. In doe conrse the land would
be redeveloped for hisusing, commumity or
light industrial or commerclal use, (This
area lncludes housing on Webster Rod,
Wellinger Way and Hollins Hoad, Hand
Avenoe, Hockley Furm Road and
Gallards Hill,)

If 1his option was chosen the whale area would
be cheased nnd redeveloped. Existing tenamis
wsald be able in move 1o similar hames in the
area Of their choice, eiiber in Braussione or
cleewhere in Lelcester

Why demulish?

This arg suffers from low demand and needs a
lot of money investing in it 10 improve the
properibes and the environmes,

The properises are also hard to let, since they e
bn an arca wheee (here are more three
bedroomed houses than [amilies wantimg Uscni.
In ihis situation, we usually demalish bow
demuned propertics and leave redevelopmeant
wntil the whaole aren is improved. This i wihsd
the Council is dodng in Besumont Leys (on
Strashourg Dirive).

The Couneil i not convineed het impeoving the
homes in the mrea wonld be enough o crealc o
demand for them. At the same time, since the
Councdl money avallable for (nvesting in e
wrea i lmmited, ihe mmprovemaests would be
resiricied s work om roofs, windows and
kitchens as pant of the Couneil's normal

irn[l'mlzrrml PrgEEmmE.

It wonald be wnlikely that the Coumell woild be
nbde 1o lackle odher issues in the area unless
miacy was found from oiber sources.
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Demaoletin of the anes would also give the
exisfing fenamis the chance fn mave, They
woild be able 10 move 10'a modemised bouss in
Braunstooe of (0 another part of the City IF they
wanied bn.

Demalition wauld also allew the redevelopment
ol what is quite a large sxie on the estate. This
coulil mean improved acilities for the ares ora
beltet mix of sew homes, including s,
bunpalows, and houses being built and managed
by hoesing sssociasion or anather type of
lnmdiond.

Wit woukd happen?

The Ciry Cowneil would demolish all the homes
and chear the site. We wiould woek witl the
comumunity o explare the options for
redevelapment -which couldd include hosses,
flats, buggalows, consmanity, of light isdustrial
of coammercis] use

Adl the tenamts w Ehe aréa woeald b immslermed
o other suitable Council scoommodation ediber
in Hraupsione or elsewhere in Leicesier.

Each temant would have o complele an
application form, and woald ke given priarity
Fire a st b the atea of thedr chodee. I
everyone wanted 10 s2ny im coancil housing in
Braunsione they would be #hle o do s [f
lemanis prelenmed o omove lo counell housing in
unoiber area, even a high demand one, they
wioukl be given priority over other people on the
houstag registee. Tenams would niot e resimced
uﬂwnnﬂinnflmwlm,.llthmiinwmﬂli
cupect people o be ressonable in their choices,
Tenanis wauld be oflensd similar type propenties
tix their current homes, depenting upon Family
slze and ibe new arca they wanied,

Once: the decisbon in demalish and redevelop
hiad becn mode by the Councll, some ienanis
wonld be able g0 mave o their new hames
strzightaway. We think it would inke between 9
1o 13 months, depending om the avadlobdlity of
snitalle properties, i find everyons a mew
hame.

Waould ileere be sy Auoncial belp?

The Council woold pay tenants a £1,500 haime
lisa eompeasation payment, provided they had
been a beniant for misre than aie year, This
meney winld be paid indo their neos account.
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Adiy tefil mrrears would be deducted from the
paymcnt, o bring the read aceouit iy i dote,
Tepanis could leave the maney in their acooant
Ao pary ubmre pent, or witheraw the: total omownl,
ar whalever is left nfter any smears had been
made up. If there weoro no nitcars thes lennis
could ask for the payment 0 be made disectly (o

(e by ehisgee.

Thils £1.500 waukd be o paymend as
cusnpersalson for loss of enangs’ homss, 1 is
nol meant b cover the cost ol moving bouse,
(kher cosis such as removals are ncloded in the
disturbames allowunce.

The Cisancil™s disturbance albowance package
skl also help by smmging and paying for the
main work invabved in moving house. This
includes:

a) arranging and paying for & professionnl
remaval firm fo camy out any remerals
(leman|s wishing oo armange their own
remsavils coulbd do s and would receive &
£1000 nlkrwance: townrds the costl,

b} arranging and paying for the disconsectbon
anel recommection of conkers, winding
machines, and ihe removal and reconnection
of sellile dishes, and s ong

¢) mmnging aed paying for the discoaneciion
atill recemnection of lelephones and vy
exiension poinis {(bul nol for epgrading or
supiplying additional paimis that are noi
already Dtted in lemant's obd home);

dj refilting burglar alarms (if alresdy Gtled
in benant's ald hame),

The City Cowncil would also comsider ather
clatms relaling 1 the move that iessnts feel are
reasomable. These claims showld be mede in
writing and the relevant receipts or imvoices
sl be sapplicd &5 well

Wihat shout people who have boaghi teelr
cotimeil hoases?

Omee the resulis of ihe sarvey are known there
would be further discussions aboul the proposals
with tenants who have hoaghd their bomes usder

‘Right 10 Huy’.

What shout lncnl shophecpers?
There would alsn be furiher discmisions with (he



slop keepers in the area alout the future of the
shaps, since new shopping fmcilities in the area
mvight be: part of the redevelopment. Mo firm
decisions would be made wntll further
dscussaoes had been held with everyone
conncerned.

Demalition

The Creaincil would armnge the demalison of
thee homes by o recoprised contractor, Locsl
ooployment and healih ond salely {ssues would
b mkeen intn sccounl when the firm was chosen.

There would be discusssons with the local
community about the security of the site ond &
wauld e made us secare js possile o avald
ilksgnl damping.

Redevelopment

We expect that ibe redevelopment of the sie
wonald nol ke uneild HH2MN3 o the earkies,
However, the City Council woald work with the
potentinl pariners 1o kesp the time heiwesn
demsolition aml redevelopmeni 10 8 minimum.
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_Properties only
Under Option 3, the ownership of selected
pairs of empty properiies woukbd be
trumsferred o o howsing association, The

nxsnciation would then demolish and
redevelop the sites.

Ll this oplion was chosen, tenaaied homes would
sty wilh the City Council. Empiy homes {there
mre whoswi 35 empty pqrq'!rﬁu-:ll the mament)
wialid be translesred 100 hoesing sssociation

for demalition and redevelopment. O courss
ihis womld only work if both sides of pairs of
properies were empty, ar if the remaining,
lemanis vn one side were willlag o move.

The lemanis o that reasadn with the City
Council would be modemised and improved in
e cowrse, as pant of the Coancil's porms]
mprovemenl programie. As ia Oplion 1, some
work would be cirried oul im this sex) [eancial
year, between April 2001 to March 2. We
wiiilkd bope 1o replace windows and roofs where
meeded during the vear.

Herwiewer, we could nol prosnise that afl the
work needed on the properties would be carmied
aiil i the vear, unbess sddidons] maney was
made avallshle from other sounces.

Improvements such & new kitchens and
haibresrens would ol be done before the
fallowning fimencial year (from Apeal 20023 and
andy them i the money was wwmilable,

The selected pairs of empty homes woold e
transfemed 1o o hoesing sseocintion and they
womld then be demolished, The slies
coulilwoald? then be redeveloped by ihe
housing pssociation o provide homes o renl of
ia by under shared ownership,



Option 5
‘Transfer the whole

‘area to community
_ownership

Under Option 4, the core area of aboat ™)
progeerties (the smualler nrea marked on
e map) would b demalished. The
remalnder would elther stay wiith the Clty
Coancil or be transferred (o a new
lnndlord, either o owsing pssocintion or
ithe local communily asseciation,

If this opidon was chasen, a smaller orea than in
ﬂ|11:|n'n 2wl be demodished and made
avallshle for rlevelopment.

The dempdition and rﬁduucl.n-pmem
armangements wisild be much the ssme & in
Uption 2. The temanis of the properties bemg
demdished would have the same offers of new
hianes, and the same compensation paymenis
and disturbance allowance package.

There are some advaniages wall this ophon -
Meweer lemants ar residents would be affecied,

= the demolition and other relsted ooses
womld be less, leaving the Couscll (o spend

mare on improvement work.

This eption would also be eonsidered if the
survey shiwed that tennnts and residents in the
whisle aren did nat favour complese demolition,
bul ibose i the oore area did.

Howewer, therne are aleo some dissdvaninges -
reducing the size of The demslition amd
redevelopment area coold affect ihe scope of
future regenemiion schemes for the area,
the bousis in worsd condition may nod be s
the core aren, so they woald continue 1o he o
probdem,
the resl of the nren would still netd
impriwement, and ibe fusding for all of this
may mat be avnilable in ihe near fusure,

e difficalty may be that (het the overall vole
comld be bn favoar, bui those living in the core
mighi bi agadnst helr homes being domolished
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Under Oiption 5, the ownership of sl the
coumcil properties in the larger area
marked on the map would be traasferned
i a commuanity arganisatlon. This woukd
invalve & two-stape process, Arstly
tromsferring to n hirusing association, and
then on i the community ssociation,
(This area includes housing on Webster
Road, Wellinger Way and Hollins Road,
Hand Avenwe, Hockley Furm Boad nmnd
Gallards Hill.)

IF this ogisan was chosen, temants would be able
i stmy in thedr existing bomes, and in due
course, the Braussione Commanily Associstion
[the BCA) would become their landlonl. The
BCA are confident that they will be ahle 1o
mmprave the properties, fior example, by
prowviding mew kibchens, bathroomes, windows
and g0 on, withonl reising the renes,

What would happen™

All the propenties cumenily ownmed by the City
Cisaneil (as sbown in the atiached plan) would
b trnmsferred o ancther Bndlord. In (he frst
instonee this would need 1o be an exising
hinmsing associniion {otherwise known &5 3
Registered Social Landlord or R5L) simoe by
law tenanbed propesties can ondy be transfemed
1o gn RSL. They would be appodnied so hodd ihe
hossing shock for o termporury pecsod

Ohice the transfer hod been made there would be
nix possability of returming the properties (o the
City Council in the fuiare,

The properties could then, 1o tima, be
tmnsfermed imin the ownership of the Brounstone
Commundly Assoclation once they became a
Bousing associdtion in e cwn right. The BCA
are applying to the Housing Corporaikon io
bsectime & hoasing association o that it could
became the new conamaundty landloed,
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This wisuld mean the City Cowncil woubd no
lomger be the langdland for thess peopertiss, We
wisld po longer provide repair and malsicnanee
adiil other howsing managemeni services o the
tenamnis - these would be provided by the new
landlord insiend. The staff ar the locul office and
depal womld bave the tight 1o transfer from s
Cily Couinecdl and be employed by the new
landlond.

How would the hoasing associniion be
chosen?

The DETR anil the Houslng Corposation wanl
the Comnel 1o hold o compelition o choose the
|1.|:|1.|.||.|nE associution to hecome the transfer
partner: This is also the Couscil’ 8 policy since
the competitbon el sois oul and safeguands
whal the [emanis want from ihesir pew Lendlonl
This npproach nlso means ibat senanis do have &
chaice, a8 wis the case for the South Beaunstome

Bool Himise redevelopment

The competition bfel wouhl Includs detalls on
renl slreclures, property modermisation and
improvement plans. 1b wiould cover policies on
allezations, amti-social behaviour, eviciins,
tenand parcipation, snd o on,

Existing tenants woald be mvalved in
develaping the competition briel. Omee the brief
had been writien and agreed, hoasing
associntkons woueld be imviled 1o bid for the
propertics. They would hrve o demonstrate thai
they could fully maich the brief.

The winning housing associntion would be
selecied by a panel, which would include
tenams, Coancilbors, Clty  Counal Officers and
the Brasnsione Commanily Association. Their
aim wonld be io choose the associmion thas
gave the best long-term deal fod the Lenanis,

‘Wha decldes on the iransfer @ a different
lanndlord !

Theee groups need io agree in the msfer
hefeee it ean go ahead,

Firstly and most importansly, the majority of
iemanis in ihe area must agree fo o tamsfer, The
firwi stage in Ceding owl what wenanis wani will
be a door-bp-door sarvey, This will be carried
ol im the next few weelks.

If the tramsfer option god more suppart than any
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if the aiber Four options s aut i this leafle
itien the Council would formally ballot k=nants
om sock iransler, For the transfor 10 go abead a
simple magorify of tenants in the area would
have io yole in favoar,

Secondly (b City Council, as ke currend
lamdlord aof the ;m'peﬂ:i:l.u'u:rlnd.hu (TA]
ngree o trangler s siock o another landlord,

Thirdly, comsem is needed from the Secretary of
State for Trassporn, (e Envisonment aid the
Regsans,

How long woald it imke?

The whole (rassfer prooess does ke quile &
hung time, Semilar translers elsewlere im the
comniry have ken shout two years,

The Braussione Community Association wani
the transfer to happen musch more quickly snd
thee City Council would do everything it could o
make & iransfer procest guicker, if the majoniy
af tenznis wanled & transfer. The process coald
be completed |m seven o ion monihs i all
agencies imvolved made it their top prioty.

Whit would happen o my lemancy?

I thee properties were transfermed o a housing
associntion tenass would be piven n new
tenancy calbed an Assured Tesancy. This is very
similar o the lenancy thal jenamts curmenily have
with the Cily Cowncil, The Right o Bay would
be proteeted, as woild the vesrs of discounl thas
lenants wonld be entribed oo

Woald my home be mpreved?

Himgsing associalions can barmow mosey (fom
hanks, building societies and cther lending
Imstinicns, which they can then [rvess in thedr
propenties. Depeniding on (he age of thelr howses
ity cosald also get financial essistance from the
Housing Corporation and ey wse thedr rents 1o
fund major improvements a5 well ns day o day
repairs. So in dee coarse, the properties
protiehly woubd be improved,

The Braunsione Community Associulion has
als indicsted {hat they would contrilsate some
Mew Deal money bnlo lmproving the properies
if {his option was chosen. These mprovdmems
winld inclede pew hesting, windows, fencing,
kitchens amd hiibmoosms,



Wikl the reml go wp?

The lewel of their rent would be @ major issus if
it came 0 choosing a new landlond, sloagside
their plans lor feproving s properies and ihe
surmounding area,

The dillereni rents lrom o range of howsing
msaciations & given over the . The eable is
it m Forecnst aof what the remt woald be, b
does ghow some performande mfrmalion &0

different mrganksalkons comjpamn?

The tshle gives some performuance imfcmalion
comgqaring the City Coumcil with some housing
associlins whis are working ln Lejesster,

In the tshle, weekly maintenance costs largely
reflect the age of ik propertics that each
landliand cwns, Maonagensent costs are the costs
of eollecting rend und rent arreamns, dealing wiih
lenancy ssues such as anti-social behmoar nnd

you can compare the différest organisations.
Ll thee Isids are received there can be oo
certainty on fulure renl lewels

lettimg new fenancies.

Hewewer, the Brounssoss Communiny
Amsociation has sasd they would not mzse foice
remis above the taie of inflsikon

Huwsing ‘Weekly mamngemeni Weekly maimtenance Averape wirkly remt
pro ider Cosls per property COSLE per properly por property

."" da the | 19971998 10920 | 19971998 | 19DWI0e0 | 199TI19EH | 1S 2000
Hﬁgnm £7 32 B E13.80 L1508 £41.50 E4247
Foundution 10,98 £9.41 £1043 09,78 £55.0 57,68
Mumh Hritish £10,08 £9.74 £9.68 £10,08 £48.17 £53.09
Rivemide £4.51 Bx £1331 £11.70 £44.74 £49.10
Asra £7.58 ER.2] 856 L1006 £68.81 oS
D Mansfort L 46 ER0OS £6.9% £R.59 L5 T 54.89
Leicester £ £M012 £9.02 EHLTO E54.38 E56.91
Eist ET5R 1311 £12.19 £12.13 ES1.90 ESt 16
Midlands

| Sownce: The Hinestng Corposation, DETR |

8l Loncwmime City Gl Hnrsiry) Diajsrtivasn baroh 2001
T oo by T Housing sansing and informsdion Uni [LBS)
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Lettar
Dear Tenant

Options for your area

Tha City Councll has bean working with the Braunstone New Deal team fo
consider the future of your home. The enclosed leaflet has been produced by
the City Council, and sets oul the oplions for you to consider. We have tried 1o
set the options out clearly and fairly.

The Council does not have enough money to spend on all the homas thal need
improving In this area, and has come up with five oplions for tenants to think
about. Please read the leaflel carefully so you can made an informad decision
whan the survay is carried out.

The survey

You will ba visited within the next two waek by an officer from your
neighbourhood housing office and a representative of New Deal. They will talk
thraugh the options with you and ask you 1o choosa which one you prefer. Once
every tenant has been visited and has given their opinion, the results will be
reporiad 1o the Council’s Cabinet and to tha Cormmunity Association.

When the survey team calls, please maka sure you check their idenfity cards. If

yau are nat at home when they call, they will leave a card for you to arrange a
suitable appolntmant.

Tha New Deal representative will be there as an ocbserver, t0 make sure you
have all the information you need to decide on the future of your home.

It you would prefer 1o speak to the Council officer alone, without someone from
new Deal baeing present, you can do so0.

If you have any concemns about the survey, you can contact the staff at your
neighbourhood housing office on Guthridge Crascant to arrange an appaintment
{phone 299-5310) or contact the staff at the New Deal office on Gallards Hill
(phone 225-2484).

Your efc
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