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WELWYN HATFIELD BOROUGH COUNCIL
CABINET 5TH MARCH 2019
REPORT OF THE CORPORATE DIRECTOR (HOUSING & COMMUNITIES)

OUTCOME OF THE TENANT CONSULTATION ON PROPOSALS FOR BURFIELD 
CLOSE, HATFIELD

1 Executive Summary

1.1 On the 4th April 2017 Cabinet approved the commencement of consultation with 
the existing tenants on a decommissioning process for a sheltered housing 
scheme at Burfield Close, Hatfield, in order to change use from sheltered 
housing to general needs rent or for other possible housing initiatives.

1.2 This report informs the outcome of the consultation process with the existing 
tenants and in light of the consultation process provides a recommendation on 
how best to proceed with the site.

2 Recommendation(s)

2.1 Cabinet to note the outcome of the consultation with the tenants as set out in this 
report.

2.2 Cabinet agrees that the redevelopment proposals of the existing buildings 
proceed as set out in this report.

2.3 Cabinet notes the process of decanting the current council tenants.

2.4 That Cabinet agree to the inclusion of the garage site in the redevelopment, and 
the appropriation of this site from the General Fund to the Housing Revenue 
Account at a value of £32,500.

3 Explanation

3.1 Burfield Close consists of 24 x 1 bed flats and 1 x 2 bed flat of council owned 
existing 2 storey sheltered accommodation with a single storey communal room, 
kitchen, office and a laundry facility. Five domestic garages are also located to 
the rear of the site. For some time, this scheme has not been popular and the 
size of the flats falls well below the national minimum standard for new housing. 
The flats are not wheelchair accessible and are unlikely to meet the aspirations 
of future generations.  Of the 25 flats, 6 are currently void.

3.2 On the 4th April 2017 it was reported to Cabinet that the existing buildings at 
Burfield Close would be an ideal location for the decanted Hospitaller St John of 
God residents from Minster House. However, these residents have now nearly all 
been successfully suitably decanted from Minster House and rehoused without 
the need to lease units at Burfield Close.

3.3 As part of our strategy to provide sufficient and suitable temporary 
accommodation throughout the borough, the site, due to its location and 
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seclusion is ideally suited for demolition and build of modern, specialist purpose 
built temporary accommodation. 

3.4 The council is facing a rise in homelessness and consequently the pressure on 
the council’s temporary accommodation has increased and more recently led to 
the use of bed and breakfast accommodation.

3.5 In light of increasing pressure, this proposal will provide additional units and more 
suitable accommodation for this client group.  The council has two main 
temporary accommodation schemes – Hazel Grove House in Hatfield and 
Howlands House in Welwyn Garden City.  Officers are currently working through 
proposals to demolish the existing buildings at Howlands House and build new 
temporary accommodation which will increase the capacity for accommodation 
on that site.

3.6 Initial feasibility with commissioned architects Pellings has indicated the Burfield 
Close site can support in the region of 40 temporary accommodation units 
following a full demolition of the existing buildings and subject to carrying out 
detailed site surveys and subject to detailed discussions with the planners.  The 
new building(s) will comprise accommodation suitable for families, couples, and 
single people with some units specifically designed for wheelchair users.

3.7 The consultation with tenants of Burfield Close, their family members and carers 
took place between 7th November 2018 and 7th December 2018. Individual 
appointments were offered to each council tenant to talk about proposals.   A 
consultation pack was prepared with details on the consultation including 
frequently asked questions and answers. The Scheme Co-ordinator and 
Neighbourhood Housing Officers have been available to tenants during the 
course of the consultation.

3.8 All of the 19 council tenants attended an individual meeting and provided detailed 
feedback.   Of the 19 tenants, 14 were extremely keen to be offered the 
opportunity to move out of Burfield Close and six of those tenants were already 
registered on the Housing Needs Register for a transfer.

3.9 The views of the other 5 tenants varied – with most saying they are settled where 
they are, but understand the reasons for the proposals.  Despite being less in 
favour of moving, all these tenants are engaged in the process and have 
indicated the type/location of property they would need/be willing to move to, if 
the proposal goes ahead.

3.10 On balance, the consultation process has been positive, with the majority of 
tenants being in favour of the proposal.  In accordance with the council’s Housing 
Allocation Policy, the tenants are placed in the highest priority Band (Band A) 
and supported to make bids for suitable alternative properties.

3.11 The recommendation in this report is that the proposal to demolish and redevelop 
Burfield Close into temporary accommodation is agreed as part of the Affordable 
Housing Programme.  

Implications

4 Legal Implication(s)
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4.1 Homeloss payments are payable under the Planning and Compensation Act 
1991 and Land Compensation Act 1973.  The rate of homeloss payment for 
tenants is reviewed annually and is currently £ £6,300 (from 1st October 2018)

4.2 Homeloss payments are made when:

 The tenant has been living in the property for one year before they have to be 
permanently decanted 

 The tenant has been living in the property as their main or only residence 

 The tenant is being required to move as a consequence of improvement or 
redevelopment (repairs, even if major, do not justify payment) 

4.3 Any outstanding rent arrears will be deducted from the Homeloss Payment and 
credited to the tenant’s rent account.

4.4 Council tenants will be moved from the scheme via the council’s transfer scheme 
and during the consultation process all tenants have been willing to engage in 
discussions about moving.  However, should a tenant later refuse to move from 
the property, the council would need to consider taking legal action to gain 
possession of the tenancy.

4.5 The council is required to consider housing needs within its area, including the 
needs of homeless households, to whom the local authority have a statutory duty 
to provide assistance.

4.6 Under the Housing Action 1996 (as amended by Homelessness Act 2002), an 
interim housing duty is owed where there are reasons to believe someone may 
be eligible for assistance, homeless and in priority need.  Plus a main duty is 
owed where someone is eligible, unintentionally homeless and falls within a 
specified priority need group.  The Homelessness Reduction Act 2017 has 
amended this further so that the trigger for these duties is at an earlier stage in 
the process.

4.7 The council is expected to secure accommodation within its district and to avoid 
the use of Bed and Breakfast accommodation, particularly for families with 
children or pregnant women.

5 Financial Implication(s)

5.1 Initial indications on the cost of this proposal, based on feasibility designs, works 
costs and associated professional fees, are projected to be in the region of £6m.  
The indicative costs of this scheme are affordable within the Housing Business 
Plan.

5.2 Subject to approval of the recommendations in this report a more detailed cost 
analysis will be completed once detailed plans are in place and prior to a tender 
process seeking a construction partner. A report will be provided once the cost 
estimates are finalised so that a capital budget can be approved for the scheme. 
The 2019/20 costs for this project are accommodated within existing budgets. 

5.3 There are costs associated with the decant process including the statutory 
homeloss payment which is currently £6,300 plus disturbance payments and 
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costs associated with the practical support to assist tenants to move which is on 
average £1,800.  These costs are included within the redevelopment cost.

5.4 The useable Right to buy receipts can be applied up to 30% of all the allowable 
development costs.  The remaining cost will be met through borrowing by the 
Housing Revenue Account and income generated from the newly developed flats 
will form part of this account going forward.

5.5 During the lead up to the redevelopment, there will be an opportunity cost of rent 
loss from the current flats – this is difficult to predict at this time, as it will depend 
on the speed at which tenants can be decanted.  This will be a loss sustained 
within the Housing Revenue Account.  The current total rent for the properties is 
approximately £106,142 per annum.  

5.6 Once the block is fully decanted, we plan to utilise the units for temporary 
accommodation which will mitigate the loss of income. The rental income is 
expected to be £167,000 per annum based on 80% occupation.

5.7 The appropriation of the garage site will mean a loss of revenue income for the 
General Fund of around £2,800 per annum.  However, the site will be 
appropriated to the Housing Account at market value of £32,500 (assessed by 
the Councils external valuers), which can be used to support capital expenditure 
and mitigate borrowing costs.

6 Risk Management Implications

6.1 The risks related to this proposal are:

6.2 Reputational: the proposals contained in this report have significant implications 
for the existing residents of Burfield Close.  There is a risk that this will be 
considered a negative proposal and that this could lead to negative publicity.  
This risk is mitigated by consulting with residents in a sensitive and careful way; 
explaining clearly the compensation, support and rehousing options available to 
tenants.  Impact High, Likelihood Low – Residual Risk Score Medium.

6.3 Resources: Insufficient funding/staffing resource to deliver the project.  This is 
mitigated by the detailed development appraisal, project plan and project group 
tasked with delivering the project.  The project group will have oversight of the 
detailed risk register and project budget/plan. Impact High, Likelihood Very Low – 
Residual Risk Score Low.

7 Security and Terrorism Implication(s)

7.1 There are no specific security and terrorism implications arising from this report

8 Procurement Implication(s)

8.1 The eventual procurement of a construction partner will be overseen by the 
Affordable Housing Programme Member Procurement Board.

9 Climate Change Implication(s)

9.1 The proposals will make a significant impact on climate change as they would 
increase the councils existing temporary accommodation making it more 
sustainable and energy efficient.
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10 Human Resources Implication(s)

10.1 The Decant Officer leading on decants for Minster House will lead on the decant 
process.

11 Health and Wellbeing Implication(s)

11.1 The new accommodation will enable local people to move out of unsuitable 
accommodation such as Bed and Breakfast into new accommodation. As there 
are proven links between poor quality accommodation and both physical and 
mental poor health, there should be improved wellbeing for those rehoused.

12 Communication and Engagement Implication(s)

12.1 There is an agreed communication plan in place for the Affordable Housing 
Programme.  Having successfully completed a similar process at Minster House, 
the consultation at Burfield has been based on the principles used during the 
Minster House Communications Plan. Subject to the recommendations contained 
within this report a detailed Communications Plan will be implemented.

13 Link to Corporate Priorities

13.1 The subject of this report is linked to the Council’s Corporate Priority Plan for 
current and future housing need, and specifically to the achievement of offering 
early intervention and help to anyone at risk of homelessness through our 
Housing Options service and/is linked to a statutory requirement, under 
Homeless Reduction Act 2018.

14 Equality and Diversity

14.1 An EqIA was completed on 15th October 2018 and the EqIA identified that there 
is potential for negative impacts on disability throughout consultation and 
decanting with additional resources from Social Services required. The process 
of consultation and decanting will have a negative impact on ethnicity. 
Interpreters were used for communication throughout the consultation and will be 
used throughout the decanting process if necessary.  There is potential for 
negative impacts on age as the current residents of Burfield Close are older and 
will be caused disruption by having to move for the re-development.

14.2 Actions have been agreed to mitigate these impacts.  These actions include: 
providing the residents with an intensive package of support throughout the 
process both physically and financially and it is considered that with these 
mitigating actions in place, it would be appropriate to recommend the proposals 
in this report.
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