	Report of Head of Housing
To

Portfolio Holder for Safer Communities, Housing and Wellbeing
On
18 January 2021

	

	DEVELOPMENT OF CENTENARY ROAD PHASE 3


1.
SUMMARY
1.1
The development of the third phase of Centenary Road (formerly Brownlow Road) will see the completion of a major regeneration project that has addressed the issues of abandonment and low housing demand experienced in the Brownlow Road and Bould Street area.
1.2
The third phase for which approval is sought will see further older persons housing (not extra care) developed to complement the Poppy Fields scheme along with new family housing.
1.3
This is a Key Decision as it will involve capital expenditure in excess of £250,000 and will have a significant impact on the Broomhill ward.  It first appeared on the Notice of Key Decisions on 27 November 2020.
2.
RECOMMENDATIONS
To be Resolved by the Portfolio Holder for Safer Communities, Housing and Wellbeing
(i)
That subject to receiving Planning Permission, the Council develops 77 new Council homes on the vacant site formerly known as Brownlow Road and Bould Street, the ownership and management of which will remain with the Council.
(ii)
That the already approved budget of £15,000,000 within the Housing Revenue Account Capital Programme be utilised for this scheme.

(iii)
That the Housing Revenue Account revenue budget is amended accordingly and that he costs relating to this scheme are reflected in the Housing Revenue Account Business Plan.


That the Portfolio Holder recommends to Council

(iv)
That the already approved capital budgets of £1,800,000 for the Shirland Drive Boiler site development and £280,000 for the Sandy Lane Boiler site development within the Housing Revenue Account Capital Programme are vired to the Centenary Road capital budget.
3.
BACKGROUND
3.1
Introduction
3.1.1
The Brownlow Road and Bould Street area of Mansfield was an area that historically suffered from low demand for housing, anti-social behaviour and abandonment.  Accordingly, the area had been identified as an area suitable for housing regeneration intervention.

3.1.2
This resulted in a masterplan being approved by the Council’s Portfolio Holder for Housing on 29 October 2007 which provided for the wholesale clearance of the area and the redevelopment of the housing land together with the neighbouring disused allotment land.  The intention at the time was to sell the cleared land to a private developer however the subsequent “credit crunch” in 2008 which then led to a recession meant that private developers were no longer interested in the site.
3.1.3
The Council ended up retaining the land and has since developed the 64 unit extra care scheme, Poppy Fields, and a phase 2 development of a further 20 properties for older persons.

3.2
Proposals

3.2.1
The remaining area of the site will be developed out to provide more affordable housing owned by the Council.  A proposed site plan is attached at Appendix 1.  The scheme being proposed will provide 77 new Council owned and managed properties (29 general needs housing and 48 older persons housing) as follows:
· 14 x 2 bed 3 person houses (general needs)

· 10 x 3b5p houses (general needs)

· 1 x 4b7p house (general needs)

· 1 x 1b2p apartment (general needs)

· 3 x 2b3p apartments (general needs)
· 8 x 1b2p apartments (older persons)

· 24 x 2b3p apartments (older persons)
· 16 x 2b3p bungalows (older/disabled persons)

3.2.2
The scheme has been designed having regard to the considerable site restraints that exist.

3.2.3
The topography of the site is such that the site essentially divides into two areas – an upper plateau (the old allotment site) and a lower plateau (the old Brownlow Road and Bould Street housing area.  Any housing that is developed on the upper plateau therefore has to take into account any potential overlooking of Poppy Court in Poppy Fields and the new proposed housing on the lower plateau.
3.2.4
Another constraining issue that has had to be taken into account is the existing road layouts (Brownlow Road and Bould Street).  These roads cannot be built over because all of the existing services run beneath them.  This has created the challenge of maintaining spaces that can’t be built on and can’t be allocated as private amenity space but are also not readable as public thoroughfares for motor vehicles.

3.2.5
The scheme has been designed to limit the amount of traffic that can drive through Poppy Fields.  Access is only available to residents of the older persons bungalows and older persons apartments.  The other new housing is accessed by a crescent off Broomhill Lane and a new road serving the housing on the upper plateau.
3.3
Design Standards

3.3.1
The Council is mindful of the national carbon reduction targets whereby the United Kingdom is required by 2050 to achieve at least 100% reduction in carbon emissions relative to levels in 1990 (Climate Change Act 2008 as amended).  It also recognises the importance of developing new homes that are energy efficient for its tenants.

3.3.2
It is therefore the Council’s aspiration to develop these homes to the Future Homes Standard.  This Standard is not yet adopted nationally but has been consulted on by the Government and at this stage is anticipated to be introduced by 2025.  The standard will require new homes to be future-proofed with low carbon heating and high energy efficiency.
3.3.3
The indication is that the Future Homes Standard will be set in performance terms, such as minimum levels of primary energy and CO2 emissions, limiting fabric standards and building services standards, without prescribing the technologies to be used. This allows house builders the flexibility to innovate and select the most practical and cost effective solutions in particular circumstances.  

3.3.4
It will be the Government’s expectation that an average semi-detached home built to the Standard would produce 75% - 80% less carbon dioxide emissions than one built to current Building Regulations.  To that end a consultant will be appointed to work with Design Services to ensure that we can achieve reduced emissions.

3.3.5
All older persons housing will be designed with wheelchair users in mind and to that end will be a mix of homes that meet the needs of wheelchair users or can be simply adaptable to meet the needs of wheelchair users.
3.3.6
The design also has regard to the new Building for a Healthy Life guidance which has, as its principles, Integrated Neighbourhoods, Distinctive Places and Streets for All.  

3.3.7
The design creates a place that is well integrated into the site and the wider built surroundings with strong points of connection.  There is an element of filtered permeability which designs out rat runs and creates a pleasant low traffic environment around people’s homes whilst still allowing pedestrian and cycle movement.  Additionally, new movement corridors for nature are incorporated so providing new habitats.  
3.3.8
The mix of housing will suit the needs of the local community and create a broad-based community.  The older persons apartment blocks will provide private outdoor amenity space for the occupants and balconies to first floor apartments which given the events of this year with the pandemic and people having to experience lockdown becomes even more important for good mental health.
3.3.9
The new family housing will also be built to the Lifetime Homes Standard which ensures that the houses are future-proofed for people and will be able to cater for any changes to occupants’ health.  Features of this standard include larger car parking spaces outside to allow disabled access, a large downstairs WC which can be adapted to a wet room, larger halls and wider doors to allow wheelchair access and a main bedroom which has the potential for direct hoisting to the bathroom. 

3.4
Housing Need

3.4.1
The Homefinder service has confirmed that the mix of housing is ideal for this area.  Family housing in the ward is extremely popular.  When family houses become vacant and are advertised for letting, Homefinder will generally receive in excess of 200 bids.
3.4.2
The existing Poppyfields development, with a mix of bungalows and apartments, has maintained its popularity since being built and the apartments still have over 100 bids each time they are advertised.

3.4.3
The district as a whole has a shortage of 2 bed bungalows with fewer than 30 being advertised each year and therefore the addition of 16 bungalows will help with the current undersupply.

3.4.4
Over half of the band one applicants who need social housing require houses or 2 bed bungalows or apartments.
3.5
Financial Appraisal
3.5.1
A feasibility financial appraisal has been undertaken based on the following assumptions:

Costs
· An estimated construction cost of £14,891,901 (this is not based on a tendered price but an assessment of cost using Building Cost Information Service data for the East Midlands region and assuming a premium for achieving the Future Homes Standard)
· Estimated project/design fees of £1,461,173 (professional and ancillary fees)

· Tender inflation cost of £200,037 (allowing for the tender to be in the 3rd quarter of 2021)

Funding Streams

· Recycled Capital Grant funding of £375,517

· Assumed level of additional Homes England grant of £1,934,483
· HRA resources of £14,243,111
Other assumptions

· Affordable rent in year 1 of £485,744
3.5.2
The long term cashflow (Appendix 2) shows that following on from completion of the scheme, the cumulative balance is positive i.e. the net rental income is greater than the interest payable on the loan.  In year 30 when the loan is paid off, the cumulative balance is in surplus by £407,122 and continues to remain in surplus thereafter.
3.5.3
There will potentially be s106 contributions to be paid in respect of Highways and Education.  The amount will not be known until the scheme is submitted for planning permission and the County Council consulted.  Accordingly, no allowance has been made in the appraisal for this.
4.
OPTIONS AVAILABLE

4.1
Option 1 (recommended option) – That the Council develops the site to provide 77 new Council homes as detailed in section 2 of this report. 
4.1.1
The proposal will see the completion of the regeneration of the old Brownlow Road area and the provision of 77 new Council owned units of accommodation.  The proposed scheme allows for a mix of housing to cater for families and older people.
4.1.2
The report is recommending the virement of the budgets for the Shirland Drive and Sandy Lane schemes to the Centenary Road Phase 3 scheme.  Since the original Capital Programme was approved in November 2019 the development standards have been reviewed and it is the Council’s aspiration to deliver higher energy efficient properties as well as reducing carbon emissions.  This has increased the estimated costs of schemes.  In addition, following the recent announcement that the Council will not receive any Future High Streets Funding which would have assisted in stretching HRA resources for other schemes, the Shirland Drive and Sandy Lane schemes are no longer priority schemes.

4.1.3
The resources are therefore available to deliver a scheme which will achieve higher design standards in particular around energy efficiency thus benefitting the future tenants and reducing carbon emissions.

4.2
Option 2 – That the Council sells the land on the open market

4.2.1
The Council’s Principal General Practice Surveyor and Corporate Asset Manager has advised that the value of the land if it were to be sold on the open market is around £622,000.

5.
RISK ASSESSMENT OF RECOMMENDATIONS AND OPTIONS
5.1
Having regard to the Council’s Corporate Risk and Opportunity Management Strategy, the risks of approving the recommendation or the option are shown below.
	Risk 
	Risk Assessment 
	Risk Level 
	Risk Management 

	Option 1 (recommended option) – Develop the site to provide 77 new Council homes

	Financial
	Because certain assumptions have been made at the feasibility stage, initial costs may be higher than expected.
	Medium as there is a likely chance that costs will be different and this would have a medium impact.
	This is difficult to mitigate at this stage – the best test is to receive tenders.  If at that point the costs are too high, the scheme could be varied (for example the specification could be changed) to reduce costs.

	Financial
	Costs may increase as the development progresses.
	Medium as it is likely that there will be unforeseen costs and this would have a medium impact.
	The scheme will require tight fiscal controls which in part can be achieved through detailed plans, specifications and contract negotiation.  An adequate contingency sum is being allowed for within the budget.

	Delivery
	Development may take longer than anticipated.
	Medium as it is likely that there could be delays and this would have a medium impact.
	Early engagement with statutory undertakers in respect of scheme works.  Any Covid-19 related delays (for example lockdowns where the construction industry is unable to work) are harder to mitigate against.

	Option 2 - That the land is sold on the open market with the capital receipt allocated to the Housing Revenue Account

	Delivery
	Reduced provision of affordable housing.


	High as it is an almost certain likelihood and would have a medium impact on addressing affordable housing need.
	The Council’s Local Plan 2013 - 2030 would require any private sector residential scheme on this site to provide 5% affordable housing on site.  The risk cannot be mitigated unless the site is sold to a Housing Association for them to develop an affordable housing scheme however the receipt would be less than the market value.


6.
ALIGNMENT TO COUNCIL PRIORITIES

6.1
Making Mansfield: Towards 2030 is the Council’s strategy for transforming the Mansfield district.  To ensure the delivery of the Council’s vision there are four cross cutting themes that the Council will focus on Place, Wellbeing, Growth and Aspiration.

6.2
It is considered that this scheme will deliver against the Growth theme and the priority within that theme to develop a better and wider mix of housing across the district.
7.
IMPLICATIONS

Relevant Legislation

7.1
Mansfield District Council is a local housing authority.  By virtue of section 8 of the Housing Act 1985, a local housing authority is required to consider the needs of the district with respect to the provision of further housing accommodation.  Section 9 allows the local housing authority to provide housing accommodation by erecting housing or by acquiring housing.

Human Rights

7.2
It is not considered that individual human rights will be infringed by the decision to build Council housing.



Equality and Diversity

7.3
This recommendation is not discriminative on the grounds of equality and diversity.  The provision of affordable housing increases the housing options available to people and seeks therefore to address equality and diversity issues.



Climate change and environmental sustainability

7.4
As explained in the body of this report, the houses will be designed to the Future Homes standard which has a positive effect on climate change and environmental sustainability.

Crime and Disorder

7.5
It is a requirement of the Building Regulations (Part Q) that all new dwellings must make reasonable provision to resist unauthorised access.  Typically this will mean ensuring windows and doors are sufficiently robust and fitted with appropriate hardware.
  
Budget /Resource  

7.6
Budgets of £15,000,000 for Centenary Road Phase 3, £1,800,000 for the Shirland Drive Boiler site development and £280,000 for the Sandy Lane Boiler site development have already been approved within the 2021/22 and 2022/23 Housing Revenue Account Capital Programme.  HRA resources and approved borrowing is available to finance these schemes. 
7.7
Although this will give a budget of £17,080,000 which is higher than the estimated development costs of £16,553,111, it will allow for any unforeseen costs and will provide finance should the Council have to pay as any yet unquantified s106 planning contributions for Highways or Education referred to at section 3.5.3 above.

7.8
The ongoing revenue costs of servicing and repaying the loan financing together with the management and maintenance of the properties has been considered and these are included in the long term cash flow in the attached appendix. It is estimated that the additional revenue costs will be covered by the additional rental income. The additional income and costs will need to be included in the HRA revenue budget and reflected in the HRA Business Plan.
8.
COMMENTS OF STATUTORY OFFICERS

Monitoring Officer
8.1
The Council’s Procurement and Legal Teams will be instructed to facilitate the tender process and completion of the subsequent contracts.  

Section 151 Officer
8.2
The overall cost of this scheme is contained within the previously approved capital programme and financing requirements.
9.
CONSULTATION

9.1
Consultation will be undertaken as part of the process to obtain Planning approval.
10.
BACKGROUND PAPERS

10.1
None.

	Report Author
	-
	Rob Purser

	Designation
	-
	Development Manager

	Telephone
	-
	(01623) 463123

	E-mail
	-
	rpurser@mansfield.gov.uk


Appendix 1 – Centenary Road Phase 3 Proposed Site Plan
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Appendix 2 – Long Term Cashflow
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107,000,000198,9870198,9877,000,000485,745-17,001118,672350,071151,084151,084

27,000,0000198,9870198,9877,000,000495,459-17,341121,046357,072158,085309,170

37,000,0000198,9870198,9877,000,000505,368-17,688123,467364,214165,227474,396

47,000,0000198,9870198,9877,000,000515,474-18,042125,936371,497172,510646,906

57,000,0000198,9870198,9877,000,000525,783-18,402128,455378,925179,938826,844

67,000,0000198,9870198,9877,000,000536,301-18,771131,024386,507187,5201,014,365

77,000,0000198,9870198,9877,000,000547,024-19,146133,644394,234195,2471,209,612

87,000,0000198,9870198,9877,000,000557,966-19,529136,317402,120203,1331,412,745

97,000,0000198,9870198,9877,000,000569,127-19,919139,044410,164211,1771,623,922

107,000,0000198,9870198,9877,000,000580,510-20,318215,442344,750145,7631,769,685

117,000,0000198,9870198,9877,000,000592,118-20,724144,661426,733227,7461,997,431

127,000,0000198,9870198,9877,000,000603,960-21,139147,554435,267236,2802,233,711

137,000,0000198,9870198,9877,000,000616,040-21,561150,505443,973244,9862,478,698

147,000,0000198,9870198,9877,000,000628,359-21,993153,515452,851253,8642,732,562

157,000,0000198,9870198,9877,000,000640,926-22,432190,100428,393229,4062,961,968

167,000,0000198,9870198,9877,000,000653,746-22,881159,717471,148272,1613,234,129

177,000,0000198,9870198,9877,000,000666,822-23,339162,912480,571281,5843,515,713

187,000,0000198,9870198,9877,000,000680,158-23,806166,170490,183291,1963,806,909

197,000,0000198,9870198,9877,000,000693,761-24,282169,493499,986300,9994,107,908

207,000,0000198,9870198,9877,000,000707,636-24,767546,555136,313-62,6734,045,235

217,000,0000198,9870198,9877,000,000721,788-25,263176,341520,184321,1974,366,432

227,000,0000198,9870198,9877,000,000736,224-25,768179,868530,589331,6024,698,034

237,000,0000198,9870198,9877,000,000750,948-26,283183,465541,199342,2125,040,246

247,000,0000198,9870198,9877,000,000765,971-26,809187,134552,027353,0405,393,287

257,000,0000198,9870198,9877,000,000781,288-27,345380,512373,431174,4445,567,731

267,000,0000198,9870198,9877,000,000796,915-27,892194,695574,329375,3425,943,073

277,000,0000198,9870198,9877,000,000812,853-28,450198,589585,815386,8286,329,901

287,000,0000198,9870198,9877,000,000829,109-29,019202,560597,530398,5436,728,444

297,000,0000198,9870198,9877,000,000845,690-29,599206,612609,479410,4927,138,937

307,000,0000198,98707,198,9870862,605-30,191365,242467,172-6,731,815407,122

31000000879,858-30,795214,959634,105634,1051,041,226

32000000897,455-31,411219,258646,786646,7861,688,013

33000000915,403-32,039223,643659,721659,7212,347,734

34000000933,709-32,680228,116672,913672,9133,020,647

35000000952,384-33,334232,678686,372686,3723,707,020

36000000971,434-34,000237,332700,102700,1024,407,121

37000000990,859-34,680242,078714,101714,1015,121,222

380000001,010,680-35,374246,920728,386728,3865,849,608

390000001,030,895-36,081251,858742,955742,9556,592,563

400000001,051,509-36,803812,152202,554202,5546,795,117


