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	1.
PURPOSE OF REPORT

For members to consider the asset management options for 6 Station Road, Kettering. 




2.
BACKGROUND

2.1
At the meeting of the Executive on the 16th March 2005 it was resolved “that organisations no longer qualifying for voluntary sector funding from Kettering Borough Council will not receive automatic assistance with accommodation or rates or any other in kind assistance.

2.2
This decision affects 6 Station Road, Kettering, which the Kettering Centre for the Unemployed is currently based at.

2.3
The Council has owned this property since 1997 when it was originally acquired to accommodate this organisation.  However, in the awarding of voluntary sector service level agreement funding the organisation was unsuccessful in securing any grant from the Council.

2.4
In the light of this it is appropriate for the asset management options for the site to be considered by the Executive.

3.
INFORMATION

3.1
In considering the asset management options for the site, there is a key strategic choice to be made by the Executive;

3.1.1
Should the site continue to be provided to assist the voluntary sector in some form, or;

3.1.2
Should the site be developed in some form in line with the Kettering Town Centre Masterplan ?

3.2
A number of options within these two main choices are outlined below. Progression of any of these options entails a range of detailed legal implications that are referred to in the confidential, exempt, agenda item on this issue.

3.3
Voluntary Sector Options

3.3.1
There are a number of options available under this heading, including:-

(1) continue to provide assistance to Kettering Centre for the Unemployed     on the current rent-free basis;

(2) lease the existing premises to Kettering Centre for the Unemployed for a commercial rent;

(3) prepare a feasibility study into the use of the premises as a voluntary   sector hub.


Dealing with these options in turn:-

3.3.2
Rent-free occupation by Kettering Centre for the Unemployed


The Executive Committee has identified Kettering Centre for the Unemployed as an organisation that provides services to the community, but which are not in accordance with this Council’s identified priorities. The Council’s established policy is to focus support to the voluntary sector where it directly accords with Council policy. 
3.3.3
Lease the existing premises to Kettering Centre for the Unemployed for a commercial rent 


The existing site could bring in a significant rent that would enable greater revenue investment in Council priorities.

3.3.4
Use as a voluntary sector hub


In order to maximise the effectiveness of the Council’s voluntary sector grant funding programme and to maximise the efficiency of our voluntary sector partners KBC are working in partnership with the County Council to create a voluntary sector hub. No specific sites have been identified and there are a number of factors that make this site unsuitable, for example, it is probably not big enough, its layout and the list of works that need doing would make it expensive to convert, and it is not really an ideal location for visitors. Groundwork Trust are in any event, already working to identify a suitable location for a voluntary sector hub as a separate activity.  The question here is not whether a voluntary sector hub is good idea or indeed a priority, but whether this is the right site.

3.4
Development in line with the Kettering Town Centre Masterplan

3.4.1
This is a key site at the end of Station Road, an important gateway into the town from the railway station, helping to provide visitors with their first impressions of the town.  The Masterplan seeks to strengthen the links between the Station and town centre by increasing the area’s footfall and vibrancy.  The area is mixed residential and office use and office use is encouraged in both existing local plan policies and in the Masterplan.  Development on a site owned by the Council in this manner is a good opportunity to underline the Council’s commitment to the town centre Masterplan and enhance this area of the Town Centre. It would also enable the Council to realise a capital asset or to secure revenue from a rental stream.  

3.4.2
Under this option, the Council would prepare a set of development principles to inform acceptable use of the site in line with the Kettering Town Centre Masterplan and either sell the site for development, or work in partnership with a developer to secure maximum rental income from the site.

3.4.3
Leasing the property at a commercial rent for a short or longer term is also a possibility under this option, subject to the timetable for any such development.

3.5
At this stage, the Executive Committee needs to determine which is its preferred strategic choice for the site. A range of legal and financial implications are associated with this key decision, which are outlined below and in the confidential part of this agenda.

4.
CONSULTATION & CUSTOMER IMPACT

4.1
Consultation has been previously carried out in respect of this issue through both the Kettering Town Centre Masterplan process, and through the voluntary sector grant funding process.

5.
LEGAL IMPLICATIONS

Depending upon the proposed use of the site the Council may have to seek possession of the site from KCU.


Although complicated it would be possible to obtain possession from KCU.  The Council would have to give KCU notice of their intention to regain possession of the property. The period of notice is dependent upon a number of factors but could be period of some months. 


Separate legal advice is contained in the exempt section of this agenda.

Regarding the payment by KCU of a commercial rent, there is clearly an issue of affordability and sustainability. If the Council agreed to grant a lease on this basis, it would need to be satisfied as to the strength of their covenant to pay the rent.
If the property were marketed for rent on a short or long term basis, there would be marketing costs and also costs involved in the refurbishment to make it fit for use by a new tenant.

6.
USE OF RESOURCES

6.1
6 Station Road – Condition:

6 Station Road is a property that was built in 1912 and has a gross internal area of 238 sq. metres.  In the last condition survey undertaken in 2003 it was identified as in category B (acceptable) condition. The condition report categorised works (into 4 categories) required to make it a category A condition property. The costs of these works were estimated to be over £35,000. The most important works (priority B works) identified were those relating to works for external walls, windows and doors at an estimated cost of around £16,000.  As part of our asset management planning a maintenance plan will be prepared for the next budget cycle but at the moment there are no plans in this year’s budget to carry out any planned maintenance work at the property.  In the past 4 financial years we have spent nearly £6000 on repairs and maintenance to the property

6.2
The financial implications for the Council depend upon which option is preferred.  Based upon current arrangements, by subsidising the rent due on the property, the Council is giving up potential income stream whilst still being responsible for the upkeep of the asset.  If the Council were to increase the rental charge for the asset it could potentially generate additional income.  If the Council were to develop the site, it could generate a capital receipt (through disposal) whilst removing its revenue liabilities for the property, or generate a more marketable asset that could provide a revenue stream.

6.3
Rate Relief


The decision of the Executive also made it clear that organisations like the Kettering Centre for the Unemployed do not qualify for automatic assistance in respect of rate relief. Kettering Centre for the Unemployed have been awarded discretionary rate relief until 31st March 2006. 


Background Papers
Previous Reports/Minutes

7.	RECOMMENDATIONS





7.1	It is recommended that the Executive Committee determine its preferred strategic asset management choice for 6 Station Road, Kettering.














