DEVELOPMENT OF SERVICES AT BOYN GROVE AND THE LARCHFIELD ESTATE
CABINET: 24 JULY 2008

MEMBER REPORTING: COUNCILLOR DUDLEY

1.
PURPOSE OF REPORT 
To report to Members on progress regarding uses for the site at Boyn Grove, Courthouse Road, Maidenhead which has been vacant following the transfer of the residential services for older people, to Clara Court.
2. MEMBER'S RECOMMENDATION: That: 

a)
The proposals outlined in this report be noted and the procedure as outlined be agreed in principle.

b)
Officers be instructed to continue discussions with Maidenhead and District Housing Association (MDHA) over the proposals.


c)
Feasibility work be undertaken in greater detail, and that service users and carers be further consulted over the Day Centre.

d) A further report be brought back to Cabinet.

3.
SUPPORTING INFORMATION

3.1
Wards Affected
All wards are affected, but specifically Pinkneys Green and Oldfield

3.2
Relevant Matters Upon Which Decision is Based & Reasons Supporting Recommendation
3.2.1
Boyn Grove was a residential care home for older persons with dementia operated on behalf of the Council by BUPA.  The freehold of the land is owned by the Royal Borough, and Cabinet made a decision on 22 June 2006 to transfer the Boyn Grove service to the new home on the adjacent site at 21 Courthouse Road, now called Clara Court. A further report to Cabinet on the 23rd November 2006 authorised officers to commence discussions with MDHA and service users over the possibility of re-providing the services at the Brunel Day Centre to the site at Boyn Grove.

3.2.2 The service users at Boyn Grove were all moved into Clara Court, and Officers have been considering options for the empty site.  Consideration has been given to service needs within the Learning and Care Directorate, along with broader corporate issues for the Borough. It should be noted that the land at Boyn Grove is subject to a covenant as outlined in paragraph 5.2 of this report. The land was gifted to the people of Maidenhead by Mrs. Clara Wootton who lived there for many years and wished for it to be retained for the benefit of  people from the area. This means in effect it must be used for a purpose that benefits vulnerable groups of local people, and to comply with her wishes it should not be disposed of for other reasons. 

3.2.3
Officers have fully considered service needs, and it is still clear that due to it’s age the Brunel Day Centre for people with learning disabilities, is no longer appropriate for the provision of modern day services.  The building itself is a former junior school, it is not designed for day care, it is old and it is in need of repair.

3.2.4
If the old building at Boyn Grove were to be demolished, then a new purpose built service for the Learning Disabled of about 1095 square metres could be provided on the site which could also be multi-functional through usage scheduling for other services, plus an integral Respite Unit of 427 square metres providing 8 beds. This could be designed with modern ideas for day services in mind, and cater for the future needs of service users.  In addition the design of the building could take into account the need to provide additional respite services for people with learning disabilities. This could replace the existing service at Allenby Road, and provide an additional number of respite beds.

3.2.5 Officers have looked at the site at the Brunel Centre, which would be appropriate for affordable housing given its location, assuming the access thereto could be improved to facilitate the development. Preliminary discussions with MDHA indicated that they would be interested in acquiring the site, and would also consider building the new Day Centre at Boyn Grove on behalf of the Council. The capital receipt from the Brunel site might then be, dependent upon market conditions, sufficient to fund the new building at Boyn Grove.

3.2.6 A partnership arrangement between the Council and MDHA, could result in major service improvements for local people. Phase one of the partnership could see a new facility for people with learning disabilities being built at Boyn Grove, along with respite facilities.  Phase two could see affordable housing being built at the Brunel site.   

3.2.7 Following the previous Cabinet report, Officers from both the Council and MDHA have had detailed discussions with Day Centre Service Users, their Carers, and Families about what could be provided. Detailed drawings for a new Day Centre with Respite Accommodation have been produced free of charge and at risk by MDHA. In addition preliminary discussions have taken place with Planning Officers about these proposals, along with options for the affordable housing on the Brunel Site.

3.2.8
If Cabinet wishes to proceed with these proposals, then Officers will commence more detailed discussions on the proposals with MDHA.  It will also be necessary to further consult with the service users of the Day Centre, and their carers, over the proposed new facilities including respite care. An approximate timescale for progressing this would be a report back to Cabinet in November 2008, and if a proposal is agreed then the new service could be open by the Summer of 2010. The affordable housing could then be ready by late 2011 or early 2012.

3.3
Options Available and Risk Assessment

	
	Option
	Comments

	1. 
	Build new Learning Disabled Day Centre at Boyn Grove with respite.
	Consultation with service users required.

	2. 
	Consider other options for the site.
	Other options unclear at present.

	3. 
	Sell the site.
	There is a restrictive covenant in place.


3.3.1 The risk of not proceeding with the proposals outlined in this report is that the land at Boyn Grove will continue to remain empty until further proposals are brought back to Cabinet.  There has already been damage to and theft from the empty building, and this will increase the threat of further vandalism. In addition the Day Centre facilities at the Brunel Centre will continue to be inappropriate, increasingly is in need of repair, and the Council will lose the opportunity to deliver all of the future community benefits outlined in this report.

3.4
Relevant National/Regional Guidance
Valuing People ‘A New Strategy for Learning Disability for the 21st Century’ (DOH 2001)
3.5
Relevant Council Policies/Strategies
Learning Disability Joint Commissioning Strategy (2004)

Housing Strategy

The recommendations contained in this report also contribute to the Community Strategy in the following ways:

	
	Relevant?

Yes / No

	Key Themes:
	

	Supporting Children & Younger People
	Yes

	Supporting Adults & Older People 
	Yes

	A Thriving, Cleaner, Greener Borough
	Yes

	Safer & Stronger Communities
	Yes


4.
CONSULTATION CARRIED OUT
As detailed in para 3.2.7 above

5.
COMMENTS FROM OVERVIEW AND SCRUTINY PANEL

Once the existing facilities close, Ward Councillors would like Cabinet to give due consideration to provision of a community building in the Larchfield area. Members also requested that the proposed plan be implemented as soon as feasibly possible, for the benefit of service users.

6.
IMPLICATIONS 

6.1
Financial
It is assumed for the purposes of this report that the proposed developments outlined will be achieveable without any additional call on the Council’s capital or revenue budgets.

Under these proposals the capital costs of the new facilities should be funded from the capital receipts from the sale of the Brunel site.  However, given the changing market conditions, Officers are revisiting costs and assumptions. The cost of the additional respite care facility would be funded from the annual rental budget allocated for the current home in Allenby Road. The revenue budget requirement for the new facility will by met by the transfer of the existing revenue budgets for the existing facilities.

The funding of the affordable housing will be subject to a bid to the Housing Corporation in the usual way. 

6.2
Legal
The land at Boyn Grove was gifted by will to the former County Council of the Administrative Council of Berkshire by Mrs Clara Wootton.  The Assent to the County Council contained a covenant which is still subsisting  restricting  the use of the land partly as open space and that part already built on  as a home for elderly people or in connection with any other of the functions of the County Council of which the executors of Mrs Wootton’s will or the survivors of them shall approve. On re-organisation in 1998 the property vested in this Council.  Whilst the covenant can be amended with the agreement of the Trustee, it does seem appropriate that the land should continue to be used for the benefit of care services generally. Consent from the surviving executor has been obtained to replace the existing building with a building for use as a day centre for people with a learning disability along with overnight respite provision (the Council retaining the freehold interest) and the Council will continue to provide facilities for vulnerable people on the land.

There are no other legal implications at this time, but should the proposals proceed then the parties involved may well have to enter into contracts and other legal documentation with each other.

6.3 Human Rights Act

None of the convention rights under the Human Rights Act 1998 are interfered with directly as a result of the recommendations in this report

6.4
Planning
Planning approvals will be necessary for all of the proposed developments outlined in this report

6.4 Sustainable Development

These proposals would deliver local services that would assist local communities and support the Council’s sustainable development aims.  New buildings would have higher levels of energy efficiency

6.6
Diversity and Equality
No direct impact at this time.


Background Papers:  

Valuing People ‘A New Strategy for Learning Disability for the 21st Century’ (DOH 2001)

Learning Disability Joint Commissioning Strategy (2004)
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