Agenda Item 13

Sheffield SHEFFIELD CITY COUNCIL

City Council Cabinet 1 3

Report of: Executive Director, Place
Date: August 1% 2012
Subject: Wybourn Site Disposal
Author of Report: Tamsin Auckland

Summary: Disposal of a site at Wybourn for residential development by Great
Places Housing Association (the local stock transfer landlord) to allow for
residential development consistent with the Council approved Wybourn,
Arbourthorne and Manor Park (WAMP) Masterplan.

Reasons for Recommendations:
Recommendations:

1. Subject to the Secretary of State’s consent and receipt of planning
approval, the site identified at Appendix A be disposed of to Great Places
Housing Association as a site for the construction of 25 properties for
affordable housing.

2. The Director of Housing, Enterprise and Regeneration, in consultation with
the Director of Property and Facilities Management be authorised to agree
terms for the disposal of the site for purposes mentioned above, and to
instruct the Director of Legal Services to complete the transfer on the
terms agreed.

Background Papers:

Category of Report: OPEN/GLOSED*
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If Closed add — ‘Not for publication because it contains exempt information
under Paragraph... of Schedule 12A of the Local Government Act 1972 (as
amended).’

* Delete as appropriate
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Statutory and Council Policy Checklist

Financial Implications

YES/ Cleared by:

Legal Implications

YES/ Cleared by: Andrea Simpson

Equality of Opportunity Implications

/NO Cleared by:

Tackling Health Inequalities Implications

NO

Human rights Implications

/INO:

Environmental and Sustainability implications

YES

Economic impact

NO

Community safety implications

NO

Human resources implications

NO

Property implications

YES

Area(s) affected

Wybourn

Relevant Cabinet Portfolio Leader

Harry Harpham

Relevant Scrutiny Committee if decision called in

Safer and Stronger communities

Is the item a matter which is reserved for approval by the City Council?

NO

Press release

NO
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REPORT TITLE: WYBOURN SITE DISPOSAL

1.0

SUMMARY

1.1

1.2

1.3

1.4

1.5

1.6

This area has already been the subject of extensive
masterplanning, as part of Sheffield’s Housing Market Renewal
programme, resulting in the Wybourn Arbourthorne and Manor
Park Masterplan approved by Cabinet in 2005. Through working
with Great Places Housing Association, it will be possible to
continue to deliver the objectives laid out in the Masterplan, and
will contribute to making this community successful and
sustainable.

The vision of successful neighbourhoods involves a variety and
choice of housing types and tenures. The current Housing Needs
Survey, completed in 2007, identified an annual shortfall of at least
729 affordable homes per year in the city. The development of 25
affordable properties will go towards meeting this need.

This report seeks permission to dispose of the site identified at
Appendix A, to Great Places Housing Association to allow the
building of 25 new properties for affordable rent. Affordable rent is
80% of the market rent that could be achieved for a particular
property.

These new properties will help deliver the Council’s vision for the
City and people of Sheffield by increasing the provision of high
quality affordable housing, which supports and delivers the City
Councils Corporate Plan ambitions.

Central to the site development (in order to create a more
sustainable, vibrant and safer community) is the involvement of
local residents and stakeholders in the housing development
process.

Great Places Housing Assosciation are the local landlord of
choice, and through managing the existing housing in the local
area they are aware of the aspirations of the community and are
working with them to deliver improvements to the area.

Permitting Great Places Housing Association to develop the site
will allow them to further engage, involve and empower the
community in guiding the development and help the new
development to link to and enhance Wybourn.

The disposal of the land to Great Places Housing Association, will
ensure that a developer is chosen that is not only the local
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2.0

3.0

1.7

community landlord of choice, but also for example:

e has along term interest in the area,

e a proven record of community engagement,

e is committed to providing innovative, high quality,
environmental housing that meets the present and future
needs of the local community and people of Sheffield,

e allows for the alignment of investment and maintenance
strategies for the area.

Please note that a further report will be presented to Cabinet
detailing proposals for new housing on the remainder of the
Cricket Inn declared site (highlighted in Appendix A) and an
additional cleared site on Maltravers Way.

WHAT DOES THIS MEAN FOR SHEFFIELD PEOPLE

2.1

2.2

2.3

In terms of Standing Up For Sheffield the Corporate Plan 2011-14,
this disposal will help achieve the outcome of a Great Place to
Live, by creating desirable housing and promoting a thriving
neighbourhood.

The construction of the properties will also contribute to the City
and City Region’s economy by creating construction and related
industry jobs. The Council will hold discussions with Great Places
Housing Association with the aim of maximising the use of local
labour and other suppliers.

An increase in the number of properties at Wybourn will also help
expand the local economy with the creation of greater demand for
existing/additional local facilities, retail outlets and services.

OUTCOME AND SUSTAINABILITY

3.1

3.2

3.3

3.4

The disposal of this site will allow Great Places Housing
Association, in partnership with the City Council and local
residents to contribute to delivering one of the strategic
interventions identified in the Council approved WAMP
Masterplan. This intervention will provide new housing for the
benefit of existing and new residents.

In addition a Planning Brief (Appendix B) has been produced to
state the Council’s planning requirements for the sites.

In order to create a more sustainable, vibrant and safer
community, the housing development process will involve local
residents and stakeholders.

Environmental sustainability is also important to the proposed
redevelopment of this site. The Planning Brief states that the
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3.5

3.6

3.7

redevelopment of the site should minimise any negative
environmental impact and provide a positive contribution where
possible.

Disposal to Great Places Housing Association will:

e Help enable development of an attractive neighbourhood
with a distinct and desirable identity by developing in
accordance with planning requirements.

e Ensure that the new properties will be well built, with high
standards of energy efficiency, not only ensuring low
running costs for their residents, but contributing to a lower
carbon footprint for the City.

¢ Allow the new housing and development layout to be
designed in a way that will take account of the topography
of the area and meet the needs of 21% century living.

When successfully completed the new housing development will:

e Transform a former housing site into a new housing
development that meets the present and future needs of
local residents and the people of Sheffield.

e Deliver new properties that offer a choice of size and type,
and adds to the housing choice and quality available in the
area.

e Raise the profile and desirability of Wybourn as a place to
live.

¢ Maximise future investment opportunities, estate
sustainability options and redevelopment opportunity in a
way that allows and maximises the opportunity for local
people to stay in the area with the provision of better quality
housing.

e Have allowed local people to actively contribute to the
development of the new housing.

The development of any plans for building new properties will
involve ensuring that local residents, Members, East Community
Assembly and other stakeholders will have the opportunity to be
involved in and contribute towards developing the scheme.

The detailed scheme proposal will be subject to public
consultation which will include consultation with the East
Community Assembly, as part of the planning permission process.

As is detailed in their Consultation Blueprint Great Places have a
commitment to community involvement. A copy of this Blueprint
will be presented to the East Community Assembly by Great
Places Housing Assosciation prior to its implementation in relation
to this project.
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4.0

5.0

MAIN BODY OF THE REPORT

41

4.2

4.3

5.1

After full consideration of the options available, in terms of the best
interests of the City Council, local residents and people of
Sheffield, and in order to best deliver the WAMP Masterplan
recommendations for Wybourn the disposal of this site to Great
Places is the most appropriate option that will deliver the Councils
ambitions for the area.

The Cricket Inn site was declared surplus by Cabinet on 24
January 2007, and Cabinet resolved that the Director of Housing
[now Director of Housing Enterprise and Regeneration], in
consultation with the Head of Corporate Property [Director of
Property & Facilities Management] and Assistant Chief Executive
Legal and Governance [Director of Legal Services] be authorised
to select the successful developer in line with the approved site
disposal strategy subject to the approval of the development
scheme and terms of the disposal in accordance with the
Council’s constitution.

Previously, Cabinet has also approved the WAMP Masterplan on
11 May 2005 and resolved that it be approved as material
consideration in the planning process and relevant proposals be
incorporated in the Sheffield Development Framework (SDF).

As is proposed now, the WAMP Masterplan recommended the
building of new housing on this site.

It is therefore proposed that the Director of Property & Facilities
Management, in consultation with the Director of Housing,
Enterprise and Regeneration be authorised to negotiate and agree
terms for the disposal of the site for purposes mentioned above,
and to instruct the Director of Legal Services to complete the
necessary legal documentation.

LEGAL IMPLICATIONS

Disposal of the site to Great Places Housing Association at nil
consideration to develop affordable homes would constitute
assistance in connection with privately let housing accommodation
and would require the consent of the Secretary of State under
Section 25 of the Local Government Act 1988. A general consent
has been issued for financial assistance or gratuitous benefit
consisting of disposal of land to registered providers of social
housing for development as housing accommodation. No further
consent is needed under section 32 of the Housing Act 1985 to
the disposal of housing land.

When deciding whether to dispose of a site at a discount to its
market value it must be considered whether the proposed disposal
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6.0 6.1

would be in the interests of the City and its inhabitants as a whole
and as Council tax payers and would be consistent with the
effective, economic and efficient discharge of the Council’s
functions.

FINANCIAL IMPLICATIONS

The site shown at Appendix A has been valued at £145,000.
During the formulation of the Local Investment Plan, the HCA
made clear government’s expectation that local authorities would
maximise the use of their own resources to provide affordable
housing. The grant available under the new Affordable Homes
Programme for 2011/15 is significantly less than for the previous
period, and would not allow the scheme to be developed without
the addition of subsidy from sources other than Great Places own
resources

Therefore the proposal is to transfer the land at nil value to Great
Places Housing Association in order to ensure that the Council’s
wider ambitions for the area and the City are met in a timely
manner. Great Places have confirmed that they will receive a
grant of £643,000 from the Homes and Communities Agency.

The land identified for disposal will be disposed of to Great Places
Housing Assosciation for the development of 25 properties for
affordable rent under a 125 year lease. An overage agreement is
not applicable as these new properties will be affordable housing,

The Section 106 contribution from the scheme will also be
programmed to be used in the local area to enhance public space
and facilities.

This process will also create a saving to the Council as regards
cleared site maintenance. It has been agreed that the
responsibility for this will pass to Great Places Housing
Assosciation.

7.0 ALTERNATIVE OPTIONS CONSIDERED

7.1

Do not dispose of the site yet.

In order to maximise receipt from the potential sale of the site it
has been considered whether it would be appropriate to wait until
an upturn in the economy before disposal. This would however
mean that the site would be left undeveloped for an
indeterminable time With no guarantee of developer interest in
this site or potential best price offer.
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7.2

7.3

7.4

It would also deny the opportunity to develop the site speedily and
to fit with Great Places Housing Assosciation investment plans for
the neighbourhood or resident expectation for the development of
the site.

The timely development of the site is also intended to raise
developer confidence in the wider area which will be reflected in
the viability of other potential projects.

This option would also delay the delivery of an important strategic
intervention of the WAMP Masterplan.

Open market with conditions/no conditions

Although this option could potentially allow potential rapid
development of the site and maximise receipt, this is improbable in
the current economic downturn as we could not guarantee
developer interest or potential best price offer.

If the site was sold for open market development it would reduce
the opportunity for local residents to access the new housing. It
would also deny opportunity for local lettings and compromise the
investment strategy of Great Places Housing Association.

The process would also delay appointment of a developer and a
start on site.

In addition such a process may result in establishing a new
Registered Provider in the area, or if the developer chooses to
work in partnership with another Registered Provider, with
resultant issues around this as detailed below in 7.3.

Disposal of the site to another Registered Provider

This option would allow development by a Registered Provider
other than the local resident’s landlord of choice.

Although this would introduce a choice of landlord for residents, it
may compromise the opportunity for aligning investment and
maintenance strategies.

This option may also compromise the compatibility of local lettings
policies to the detriment of local residents wanting to access
properties at Wybourn.

Disposal of the site to Sheffield Housing Company (SHC).
This site is not on the current list of sites that has been offered to

the SHC. If it were to be offered then there is no certainty as to
when the site would be released and any agreed release date
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7.5

would be made on the SHC priorities rather than local need.
Open competition with detailed development brief.

The Council could agree a development brief and advertise the
site to developers. This would allow the Council to be
prescriptive and prioritise the development requirements.

It would however delay the release of the site, be Council
resource intensive and not have guaranteed developer interest or
potential best price offer.

It may result in the establishment of a new Registered Provider in
the area which could result in difficulties in aligning investment
strategies with Great Places Housing Assosciation and a
coordinated local lettings policy.

If a condition was included in the development brief that insisted
the winning developer work in partnership with Great Places
Housing Assosciation then this may stop some developers
entering the competition or force the developer to work with a
partner it would not choose to work with. This may resultin a
difficult working arrange that may be detrimental to any scheme.

8.0 REASONS FOR RECOMMENDATIONS

8.1

8.2

8.3

Disposal of this site at Wybourn for residential development by
Great Places Housing Association will allow for residential
development consistent with the Council approved WAMP
Masterplan which will confer a number of timely benefits for the
area and the city as a whole.

Disposal to Great Places Housing Assosciation will result in the
building of 25 new properties for affordable rent.

It will also increase the opportunity for local people to benefit from
the developments and ensure that maximum numbers of options
are available to the Council and Great Places Housing
Assosciation for future interventions that seek to ensure the long
term sustainability of the neighbourhood.

It is intended that the development will include a variety of
housing types, including apartments and bungalows, which are
felt to meet the changing housing needs of local residents.

These new properties will help deliver the Council’s vision for the
City and people of Sheffield by increasing the provision of high
quality affordable housing that supports and delivers the City
Councils Corporate Plan ambitions.
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9.0

8.4

Working with Great Places Housing Assosciation will allow better
investment planning for them, including the coordinated
development of the sites to maximise the opportunity for local
residents to move into the new properties. As the local landlord
of choice and following extensive community consultation on
other projects, Great Places Housing Assosciation have detailed
knowledge of the housing needs of the area and will be able to
build the new housing to meet those demands.

RECOMMENDATIONS

9.1

9.2

Subject to planning permission being granted, the site identified
at Appendix A be disposed of to Great Places Housing
Association as a site for the construction of 25 properties for
affordable rent.

The Director of Property & Facilities Management, in consultation
with the Director of Housing, Enterprise and Regeneration be
authorised to negotiate and agree terms for the disposal of the
site for the purposes set out in this report, and to instruct the
Director of Legal Services to complete the necessary legal
documentation.
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