CHESHIRE EAST COUNCIL
REPORT TO: Cabinet

Date of Meeting: 17" September 2012
Report of: Strategic Director Places & Organisational Capacity
Subject/Title: Affordable Housing Programme — Phase Two
Portfolio Holder: Councillor J. Macrae

1.0 Report Summary

1.1 In March 2011 Cabinet gave approval for the disposal of eleven

1.2
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2.2

2.3
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Cheshire East owned sites for the provision of affordable housing. Of
the eleven initial sites, four were taken through a pilot OJEU
procurement exercise to establish whether this was the best route for
disposal and whether financial objectives and social return could be
secured from the programme.

Following on from the success of the initial first phase pilot the
Affordable Housing Working Group are now in the process of
progressing Phase 2, which was to include the remaining seven sites.
Two sites are no longer available for the provision of affordable housing
and this report seeks permission to replace these sites.

Decision Requested
Approval is sought to dispose of the following sites:

) Birtles Road, Macclesfield - for the provision of housing with a type of
scheme which fits with the character of the locality;

o Redsands, Nantwich - for the provision of accommodation for
residents with support needs to be developed on the current
footprint of the existing buildings located on the site to ensure
that it is compliant with Policy NE.4.

The final schemes will be reviewed with local Ward Councillors and consulted
upon locally prior to sale.

Approval is sought to seek Secretary of State consent for the disposal of the
former Lodgefields School site in Crewe.

Approval is sought to allow for the provision of up to 50% market housing in
conjunction with 50% affordable housing on the Lodgefields School site in
Crewe to ensure that the site is financially viable and to encourage further
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interest following the poor response to the Westview site in Crewe within phase
1.

Reasons for Recommendations

One of the key priorities identified within Cheshire East’s Housing Strategy is
the delivery of both market and affordable housing. There is a significant need
for affordable housing across Cheshire East, demonstrated in the 2010
Strategic Housing Market Assessment, which identified an annual need for
1243 homes. The low level of housing developments and the reduction of
public subsidy are impacting on our ability to bring forward affordable housing.
This situation places additional onus on the Council to find new and innovative
ways of meeting its affordable housing needs. The use of Council owned
assets is a means of achieving this.

Wards Affected

Broken Cross and Upton Ward
Wistaston

Local Ward Members

Councillor L Brown
Councillor M Hardy
Councillor M Simon
Councillor J Weatherill

Policy Implications including - Carbon reduction
- Health

Housing is fundamental to the well being and prosperity of the Borough. There
are direct connections between the quality of the housing stock and health,
educational attainment, carbon reduction and care for older people. Providing
sufficient housing is essential to maintain economic growth and vitality — and
access to housing is a key issue in rural areas.

Financial Implications (Authorised by the Director of Finance and
Business Services)

Capital receipts generated through the sale of Council owned assets are an
increasingly important feature of the Capital Programme, and the Business
Plan sets the challenging target of £10m in capital receipts for the current
2012/13 financial year and £5m in both 2013/14 and 2014/15. There will be a
need to take into consideration the Council’s wider financial requirements when
determining the rationale around the disposal of assets.

Phase 1 of the affordable housing programme however demonstrated that not
only were we able to secure the provision of approximately 50 units (subject to
Planning Permission) of affordable housing but we were able to retain



ownership of the land (125 year lease) and receive an annual revenue stream
for the duration of the lease which increases in line with RPI annually.

7.3  The development of new affordable homes will bring in the New Homes
Bonus, which is based on the National average Council Tax and is
payable for six years. In addition Affordable Homes attract a further
£350 per affordable home and is also paid for six years for example

1 unit of market housing, average council tax A over a six year period =
£5,754

| unit of affordable housing, average council tax A over a six year
period = £7,854

8.0 Legal Implications (Authorised by the Borough Solicitor)

8.1 Due to the value of the assets to the housing providers the Council will need to
procure its partners in compliance with EU procurement rules.

8.2  Preliminary title reviews in respect of the properties, in respect of which
title details are awaited, have revealed the presence of some
covenants, rights over or in respect of the properties and other matters
which could adversely affect development.

Consideration will be given to the means, if any, of securing releases of
or insurance covering the risk of any such matters which could impede
development.

8.3 From 1% February 2012 the consent of the Secretary of State is
required for the sale of all land which was used as a school in the last
eight years. Disposal of the former Lodgefields School will therefore
require the Secretary of State's consents under Schedule 1 of the
Academies Act 2010 as inserted by Section 63 of the Education Act
2011.

9.0 Risk Management

9.1 The OJEU procurement process is a resource intensive process which requires
the input from a number of officers to ensure that it is carried out in accordance
with the regulations and we do not face future challenge. To ensure an
effective use of our resources we need to optimise the number of sites included
in the second phase which will ensure that we receive sufficient interest from
the market.

9.2 The former Lodgefields School site which has approval for disposal for
affordable housing will now require Secretary of State consent for
disposal. The process could preclude the site from inclusion in the
second phase of the programme and there is a risk that the Secretary
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of State could transfer the land to an academy or free school if it feels
there is a need in the area.

Background and Options

In March 2011 a report was submitted to Cabinet which included the use of a
number of council owned assets for the provision of affordable housing. These
sites included:

Phase 1

Oakdene Court, Wilmslow

Churchside Cottages, Macclesfield

The Moss 4 and 6 Congleton Road, Macclesfield
Westview, Crewe.

Phase 2

20 Priory Lane, Macclesfield

Cypress House, Handforth

Former Lodgefields School, Crewe
Lodmore Lane, Burleydam

Green Street, Macclesfield

Hurdsfield Community Centre, Macclesfield
Former Primary School, Church Lawton

The contract for Phase 1 was awarded in March 2012 and the successful
contractors are now progressing the developments through the planning
process. Phase 1 demonstrated that there is interest from the market to
develop affordable housing. The approach taken to lease the land on a 125
year lease agreement also enabled us to retain the land asset and secure an
annual ground rent.

Whilst we received significant interest for the sites in Macclesfield, there was
less interest for the Westview site in Crewe. We asked those who had not
submitted bids the reason why they had declined and this was attributed to the
land value and the ability to provide 100% affordable housing on any site in the
Crewe area as it was not considered financially viable. This has been taken
into account for Phase 2 and the Working Group would therefore like the option
to consider variable bids which include up to 50% market housing in order to
subsidise the development of the affordable units in the Crewe area.

The Affordable Housing Project Working Group which consists of
representatives from Assets, Housing, Procurement, Legal and Planning are
now progressing Phase 2 of the project through the same OJEU procurement
route. The intention was to bring the remaining seven sites to the market.

During the first stage of the process two sites were identified for alternative
uses and were removed from the programme.



e Former Primary School, Church Lawton — approval was given to
develop a special school for Autistic pupils

e Hurdsfield Community Centre, Macclesfield — The Hurdsfield
Residents are developing a proposal to form a Community Group to
take over the running of the Community Centre.

10.5 We are now seeking to replace the two sites to ensure that there are sufficient
sites to generate interest from the market. There are a number of sites which
have been considered and the following have been established as potential
sites following discussion with both Assets and Planning. The final mix of
tenure will be reviewed prior to award of contract and full consultation will take
place with Local Ward Members.

Birtles Rd, Macclesfield — Appendix 1

Information on site detail for Birtles Rd including a plan of the
site and housing need is outlined within Appendix 2

This site would be suitable for a mix of 2, 3 and 4 bed houses. In
addition a small number of bungalows maybe appropriate Flats would
not be considered suitable as there has already been considerable
development of flats in this area.

There is currently a derelict building on the site which has locally
listed status. In accordance with Council guidance on this subject
retention of a locally listed building should be investigated and
retained where practicable. Normally, loss of the building will only be
permitted if Cheshire East Council is satisfied it is beyond reasonable
repair. If this is the only option officers should ensure elements of the
Locally Listed Building are incorporated into any new design proposal.

Where retention proves impracticable, the council will require that a
photographic record of the building is made prior to demolition and
submitted to the Council for record purposes.

As highlighted above, consultation with local Ward Councillors and
residents will take place prior to any sale of the Birtles Road site to
ensure the appropriate mix of uses is brought forward to reflect local
need, and to ensure the site is in a sustainable location for
development. If local concerns are raised, the matter be referred back
to Cabinet for a further decision on whether or not to proceed.

Redsands Wistaston- Appendix 2

Cabinet made a previous decision on 19" January 2010 in relation to
disposal of this land. At that time Cabinet resolved that approval be
given to procure a development partner for the Redsands site to
provide supported living facilities for adults with a learning disability.
Adult Services no longer wish to pursue the development of this type of
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accommodation, but would be receptive to a mixed development of
both affordable and supported accommodation.

Redsands sits within and is surrounded by the Green Gap. Green Gap
is a very important local policy in Crewe and Nantwich. In order to fully
comply with the Green Gap policy, the site will be utilised for the
provision of accommodation to be developed on the current footprint of
the existing buildings located on the site to ensure that it is compliant
with Policy NE .4.

11.0 Financial considerations: When considering the disposal of the sites
for the provision of potential affordable homes consideration should be
taken on the following points:

. The target for the 2012/13 financial year is £10,000,000 and the Council
has already agreed sales of £6,000,000 i.e. for commercial sites (sold
subject to contract) and a further £6,300,500, identified from the
Councils Farms Estate.

o The Asset Management Service anticipates a combined capital receipt
in excess of £620,000 if the sites (listed in 2.1) were disposed of on the
open market. The combined holding cost associated with the properties
is in the region of £51,100 per annum as outlined below.

Proposed Site Open Market Value Holding Costs
Birtles Road,| £220,000 £1,100 per annum
Macclesfield
Redsands, Wistaston | £400,000 £50,000 per annum
o If the sites were included within the Strategic Housing Project, the

Council would receive an annual income (by way of a ground rent) over
the 125 year period of the lease.

. The Council will be eligible for the new homes bonus payments for the
first 6 years, once the units have been developed plus a bonus of £350
per affordable unit.

12.0 Access to Information

The background papers relating to this report can be inspected by
contacting the report writer:

Name: Karen Carsberg

Designation: Strategic Housing Manager
Tel No: 01270 686654

Email: Karen.carsberg@cheshireeast.gov.uk
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Appendix 1 Birtles Rd Macclesfield

This site is located to the north west of Macclesfield town centre on Birtles Rd
and is around 1.7 acres in size. It includes a derelict property at 70 Birtles
Road which has locally listed status.

A planning application for reserved matters for 41 affordable houses providing
a combination of semi-detached and small terraced blocks was submitted by
Jones Homes in April 2008 (planning reference 08/0775). The application
was accompanied by a further one for the use of land for footpaths,
driveways, road, gardens and landscaping (planning reference 08/0773) on
the land fronting Birtles Road known locally as the “lay-by”.

Planning application 08/0775 was refused by the former Macclesfield MBC
Planning Committee on 16 June 2008 for the following reason:

The proposed development, by reason of density and number of
dwellings, would be out of character with the surrounding area,
including the adjacent area of countryside and allotment use lying
within the North Cheshire Green Belt. As such, the development would
be contrary to policies H2, H3, GC3 and DC1 of the Macclesfield
Borough Local Plan 2004.

Planning application 08/0773 for the associated development of the lay-by
area was approved with conditions by the former Macclesfield MBC.

There were a number of other comments made by members of the Planning
Committee which, although not reasons for refusal, could be addressed in any
revised scheme. In particular, as the application was for reserved matters, it
had to comply with the terms of the outline planning permission granted in
2005. As that has now elapsed, the issues raised such as open space,
access to the allotments to the rear, pedestrian access and other matters,
would need to be addressed as part of any new full planning application.

In August 2008 Members of the former Macclesfield MBC Cabinet were asked
to (and subsequently resolved)

(1) Note the current position regarding the provision of affordable
housing on land at Birtles Road, Macclesfield

(2) Reaffirm the sale of the site for affordable housing
(3) Agree that the development of the site on appropriate terms for

affordable housing be delegated to officers in consultation with the
Portfolio Holders for Planning & Development and Asset
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Housing Need - In Macclesfield and Bollington the SHMA identified a need
for 318 units of affordable housing, consisting in the main of 175 two bedroom
properties and 109 three bed properties.

There are currently 50 applicants registered on Cheshire Homechoice stating
a preference for this area, consisting of 7 people asking for a 1 bed property,
9 asking for 2 bed houses and 19 asking for 3 bed houses. In addition there
has only been one 4 bed affordable unit vacant in the last year which received
32 bids indicating four bedroom properties are of high demand in this area.
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Appendix 2 Redsands Wistaston

This is a 0.76ha site located to the south west of Crewe between Crewe and
Nantwich off the A534, Crewe Road.

The site is located in a sustainable location with excellent access to services
and facilities in Nantwich

Pedestrian and vehicle access is gained via a single entry from Crewe Road.
Parking exists on site immediately to the south of the developed area.

Within the site there are large areas of open space including a pond and
football pitch to the west of the developed area.

Previous development on the site has been restricted to an area of
approximately 0.76ha consisting of three buildings: one main two storey block,
one single storey building to the rear and one single storey building to the
east.

Cabinet has already made a previous decision on 19" January 2010 in
relation to disposal of this land. At that time Cabinet resolved: -

That approval be given to the transfer of the site from the Children’s Services
to Adult Services at the valuation of £155,250.

That approval be given to procure a development partner for the Redsands
site to provide supported living facilities for adults with a learning disability.

That Counsels opinion be sought to ensure that the disposal of land to the
chosen Registered Social Care Landlord does not fall within the definition of a
Public Works Contract and so be caught by Public Contracts Regulations
2006 as referred to in paragraph 9.2 of the report.

That approval be given to go out to consultation to look at future need for
respite for people with very complex conditions, in line with personal budgets
and use of alternative provision.

Housing Need - It is proposed that this site be developed as a mixed
community which could contain one or more of the following:

Affordable housing - The SHMA identified a need for 256 new affordable
units per year in Crewe, made up of need for 123 x 1 beds, 20 x 2 beds, 47 x
3 beds, 40 x 4/5 beds and 26 x 1/2 bed older person units.

There are currently 41 applicants who have selected the Wistaston area of
Crewe as their first choice, these applicants require - 14 x 1 beds, 13 x 2
beds, 10 x 3 beds and 1 x 4 beds.

e Extra Care Housing (mainly for older people)

e Supported living for younger adults with disabilities
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e Accommodation for children leaving care and progressing into
adulthood who may have life-skill support needs

A project to identify and quantify current and future demand for the social care
elements of the above is in the process of being commissioned. This work will
allow more detailed specification of each of the above that will inform our
development planning for the next five years.

At this point therefore it is not possible to state the precise mix for the
Redsands site, however we have the current provision and usage for Extra
Care Housing [1] and other data that should serve as a guide at this point (it
should not however be regarded as a forecast).

[1JEXTRA CARE HOUSING BY LEVEL OF NEED
Band 3 (highest) 97
Band 2 130
Band 1 160
Wellbeing (lowest) 156
Total 543
EXTRA CARE HOUSING BY DISABILITY TYPE
Carer 36
Dual Sensory Loss 2
Frail/Temporary lliness 305
Hearing Impairment 6
Learning Disability 11
Mental Health — Dementia 17
MH other than dementia 24
Other Physical/sensory Loss 106
Other Vulnerable 26
Other Vulnerable- Welfare Benefits 2
Visual Impairment 8

[2] OTHER DATA

Young people requiring specialist level-access accommodation
due to the high-end Learning Disability/Autism presenting in last 8
2 years

Young people due to leave foster care during the next 3 years

(may or may not have accommodation or life-skill needs) 60

Young people with disabilities due to transition into adulthood

during the next 3 years 35

Young people with disabilities, currently in out-of-area
placements, due to transition into adulthood during the next 3 26
years

Adults with Learning Disabilities in Supported Living
arrangements — a proportion of whom may need alternative
housing given changes in their needs e.g. single person
accommodation or bungalow accommodation.
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