A Checklist of Considerations in the Decision to Rebuild, Remodel or Refurbish Ordinary Sheltered Housing
	Purpose of Tool
The purpose of this tool is to provide local authorities and providers with a framework for assessing the various options available to them in developing extra care housing. The aim of the checklist is to ensure that all the relevant factors have been considered in coming to a decision, and to establish how these factors tip the balance in favour of one option or another. In answering the questions, it will be important to bear in mind local and strategic aspirations for older people, which should shape the way in which ECH will develop.


	Question for Consideration
	Notes

	Have existing tenants and other stakeholders, such as relatives and local service providers, been consulted?  

Do these groups all favour a particular option, and if so, which options are preferred?
	It will be important to involve existing tenants, staff, elected members and local populations from the beginning.  To make this consultation meaningful, high quality information and mechanisms for dialogue will need to be available for communicating both with potential users and referrers. 

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
	


	Question for Consideration
	Notes

	Do relevant strategies at District, County and Regional level favour a particular type of approach? 

How will prospective partnerships shape the decision to build new refurbish or remodel?  
	In order to succeed, proposals for ECH will have to take account of  priorities set out in District Housing, Supporting People, Older Peoples and Regional Housing Strategies, as well as planning priorities.  

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
	


	Question for Consideration
	Notes

	Has the landlord or developer looked at the likely need for ECH places in the area, and the contribution of the planned scheme to the total provision? 
In the case of refurbishment, will the more generous space standards required by ECH mean a reduction in the number of units, and how will this impact on local provision?
	The landlord will need to know; who are the likely future users of ECH in different localities, their tenure patterns, specialist needs and current use of services, in order to provide the right number of units in the right locations. Guidance on mapping populations and resources can be found in Developing and Implementing Local Extra Care Housing Strategies.  Housing Learning and Improvement Network, Department of Health (2004). 

If refurbishment implies the loss of a large number of much-needed units of accommodation, Options 3 or 4 may be preferred.  If the proposed refurbishment is in an area where there is over-supply of accommodation for older people, this may both make interim arrangements easier, and also attract a different population of older people, making Option 2 or 3 preferable.

If the scheme meets the current and predicted demand for ordinary sheltered housing following a review of provision locally, no change may be necessary.

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
	


	Question for Consideration
	Notes

	Is the building site adequate for peoples’ long- term care needs?  

Are there significant problems with the building, or with its location? 
Would these problems apply to remodelled units or a remodelled service on the same site, eg lack of space, unpopular location, and fear of crime?
	Commissioning partners need to be clear about the opportunities and disadvantages of existing arrangements, and the potential for changing them through refurbishments and remodelling the building or reproviding services .   

If people are generally happy with the site but not the building, Options 2 and 3 are indicated.  If people feel unsafe or isolated, Option 6  would be preferred. If people are happy with the site but would benefit from enhanced care and support services, such as floating support, Option 4 may be preferred.

If an alternative site is indicated, what land, if any, is available?  Would a better solution be to provide ECH within existing communities of older people such as high rise flats or small estates with static populations which have grown old together and now have a high need for support?

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
	


	Question for Consideration
	Notes

	Is the perception of sheltered housing locally likely to act as a barrier to uptake of the new service? Can those perceptions be changed or are they rooted in local preferences for a totally different kind of service provision?

Will the new service demonstrate the step change from ordinary sheltered housing that ECH means?
	Some landlords report that ordinary sheltered housing has a poor reputation locally and is not a preferred option for older people.  There is a danger that remodelling the scheme or re-providing the existing services may fail to change that perception.  If services have to change demonstrably, this may  involve training staff in new skills, and changing the expectations of tenants in terms of independent living.  This may be difficult to do when the same staff and tenants remain in a remodelled scheme.  

Where sheltered housing for rent or sale is either in low supply or is an effective market choice, no change may be necessary.

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
	


	Question for Consideration
	Notes

	Has the Authority/landlord, or developer set out clear standards for ECH buildings? 
Will a refurbished or remodelled scheme be able to meet them?

Does the scheme meet legislative requirements regarding access etc?
	The Housing Corporation requires that newly built properties should have a life expectancy of at least 60 years, as opposed to 30 years for remodelled properties.  

In order to provide homes for life, all dwellings in the scheme will have to conform to design standards such as ‘progressive privacy’, fully accessible dwellings, wide corridors and lifts capable of carrying electric wheelchairs and power scooters.  Space will be needed for the provision of communal and external areas, with one third of all parking being for the use of residents.  Minimum space required for a unit of accommodation is 50 sq metres.

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
	


	Question for Consideration
	Notes

	Has the developer included all relevant factors in their cost projections? 

Do costs of refurbishment still look attractive when the costs of providing alternative accommodation during works, bringing in line with Decent Homes Standards, and making fit for purpose in the long term are all considered?

Has the Authority/landlord established the relative costs of achieving standards for space and building design, assistive technology, and sustainability?
	Capital costs of new build versus remodelling may be difficult to project, as a number of factors need to be taken into account. Where schemes are in good condition but require some remodelling and additional facilities, one authority has assumed these costs to be 40% of new build costs.

Where existing schemes are in a poor condition and require major alteration, the full cost of new build is assumed.  However, this estimate does not include the costs of providing alternative accommodation for existing tenants, or of development period financing.
It may be necessary to run the new scheme in parallel with an existing scheme scheduled for closure, for some time.  Refurbishing existing schemes to provide units for ECH is likely to involve the loss of units, and hence loss of revenue.  Hidden costs might include asbestos removal, decontaminating brownfield sites, structural repairs to existing buildings.

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
	


	Question for Consideration
	Notes

	Will the scheme be viable in revenue terms?  

Will prospective residents be able to afford the rents?  
Will housing service charges be in place for the upkeep of communal areas?
	Consideration will have to be given to required rent levels, which may have to cover loan repayments.  The question then arises of whether these rent levels will be affordable to the likely future residents of the scheme.  No scheme which is so costly that rents or shared equity are unaffordable to potential users could be accepted, whether it is new build or refurbished.  

Local Authorities have not traditionally used service charges as a means of covering supply and depreciation of furniture, fittings and equipment and communal areas, although some RSLs have found this a useful way of covering such costs.

Therefore, revenue costs need to be transparent, including rent levels or purchase price, service charges, care and support costs.

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
	


	Question for Consideration
	Notes

	Has the Authority/landlord or developer explored likely sources of funding for new build and refurbishment or remodelling?
	Sources of funding for refurbishment may differ from those for new build, and particular funding routes may be open only to one option.   For example, one route might be to transfer selected sheltered housing schemes to one or more RSLs as part of a stock transfer, with the provision that these should be refurbished to become ECH Schemes.  

If there is an opportunity to develop ECH via a Section 106 agreement, this would be likely to be new build.

In some cases, disposal of a redundant scheme as part of an asset management plan could support funding, refurbishment or remodelling costs on another more suitable scheme

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
	


	Question for Consideration
	Notes

	Has the Authority/landlord examined the possibility of adapting the scheme to other uses, including use by other care groups?
	Sheltered housing schemes which are unpopular because they are not in suitable locations for older people might be appropriate for other groups such as homeless people, students, or key workers.  By selling the land/and or buildings to other providers or to private developers, landlords can generate funds for new build ECH schemes. 

If this were a possibility, then rebuilding on a different site might be the preferred option.  

	Answers and Comments

	

	Option supported (()

	1. No change
	
	5. Demolish and rebuild
	

	2. Refurbish


	
	6. Rebuild on a different site
	

	3. Remodel


	
	7. Undertake more preparatory work
	

	4. Reprovide service


	
	8. Consider other ways of delivering 

housing with support
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