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	1. PURPOSE OF REPORT

This report seeks approval for the redevelopment or disposal of several garage sites, in accordance with the Asset Management Plan.  




2. BACKGROUND INFORMATION
2.1
Kettering Borough Council owns and manages sixty garage sites providing a total of approximately 1,110 garages within Kettering and the surrounding towns and villages. Overall, the garages provide a source of revenue income to the Council’s General Fund. In 2004/2005, garage income contributed around £100,000 to the General Fund once outgoings had been met. However, annual expenditure and income on garages varies considerably from site to site depending on the number of garages and the level of maintenance required.

2.2
As garage sites represent a significant asset, the Council needs to consider whether this asset is being fully utilised or whether other options need to be considered for particular sites.

3. ASSET MANAGEMENT PLAN

3.1
The Asset Management Plan, which has been recommended to Council for approval by the Executive, sets out the approach to be taken in reviewing and disposing of individual sites. The plan highlights the work that has been undertaken to review the suitability and sufficiency of existing garage sites. The viability of sites was assessed with reference to their occupancy levels, ability to generate income and need for investment within the next three years.

3.2
Following the review, it is clear that there are a small number of sites that are no longer viable in either financial or service terms. Alternative options have been considered for each of these sites:

· The site being sold on the open market

· The site being transferred to a housing association for affordable housing at nil value

· The Council retaining the site for other community uses, where applicable

3.3
This report seeks approval to progress proposals to three garage sites at Peaselands, Ashley and Sussex Road, which require action in the short term. It is planned that proposals for further sites will be brought forward to the Executive at future dates, in accordance with the Asset Management Plan.   

4.
PEASELANDS GARAGE SITE, DESBOROUGH

4.1
The Peaselands garage site, which is on a major route from the A6 bypass to Desborough town centre, is unsightly, in poor repair and contaminated. The site currently contains 30 garages; another ten garages were demolished on health and safety grounds earlier this year. A detailed survey of the site has revealed that essential repairs, costing in the region of £30,000, are urgently required. Total replacement of the garages would cost more than £209,000 and would not give good value for money as the site only has the potential to generate a rental income of under £10,000 per annum.

4.2
Three alternative options for the site have been examined:


Retention of the site for other community uses

4.3
There is a long-standing need for a play area in this part of Desborough but this particular site does not provide a good location due to the proximity of a busy road and the high costs of decontamination which would be have to be met if the site were to be converted to a play area. The existing garage site already attracts groups of older children, which leads to frequent complaints from nearby residents. A new play area would be likely to exacerbate this situation.  Community Services are investigating the feasibility of other locations in Desborough for a new play area. The capital programme contains provision for play equipment in rural areas although the allocation of £68,000 for 2004/2005 and 2005/2006 has already been earmarked for specific projects.       

Sale of the site on the open market

4.4
If the site were sold to a private developer for private residential development, it is currently estimated that the Council would receive a capital receipt of up to £300,000 after remediation and demolition costs had been met. The actual figure would depend on market conditions at the time of sale. The capital receipt could be used in its entirety at the Council’s discretion. However, it is unlikely that affordable housing could be developed on the site as it would not be of sufficient size to require affordable housing as a condition of planning approval. 
Transfer of the site to a housing association for affordable housing

4.5
A housing association was selected to participate in the feasibility study and prepare a design for the site following a competition involving five Registered Social Landlords.

4.6
The feasibility study has demonstrated that Peaselands garage site could be developed to provide 18 homes for rent and shared ownership. The scheme would achieve a high standard of design, excellent levels of energy efficiency and provide opportunities for home ownership. The Peaselands project has the potential to be a showcase development and act as an exemplar project for the regeneration of brownfield sites within existing communities.

4.7
The cost of £1.5 million would be funded by the housing association providing £395,000 from its own resources, the Council transferring the site at nil value and the remaining £1.105 million being met from a commercial loan serviced by rental income.

4.8
In order to enable the Council to benefit from future increases in land values, an innovative funding mechanism has been negotiated with the housing association. If the Council chose to transfer the site, all receipts from shared ownership sales at Peaselands would be ring-fenced and reinvested in future affordable housing developments within the Borough. When all owners eventually staircased out, the potential gain would be £1.125 million at today’s prices. Typically, it takes residents 10-15 years to staircase up to full 100% ownership although many residents begin the process after two years in their home.

4.9
In summary, the Council would forego a potential capital receipt of £295,000 if this option were selected but would secure the following benefits:

· The provision of 18 new homes for rent and low cost home ownership to which the Council would have 100% nomination rights.

· Leverage of £1.5 million would be initially secured from external sources.

· Another £1.125 million at today’s prices would be secured over the longer term if all owners eventually staircase out, which would be recycled to provide more affordable housing in this Borough. 
· The opportunity to develop an exemplar sustainable communities project which would show how a brownfield site could be developed to meet community objectives – a high quality townscape, affordable housing, energy efficiency, fuel poverty and social inclusion.    

5.
ASHLEY GARAGE SITE

5.1
The garage site in Ashley is located off Main Street in the eastern part of the village and is on an attractive corner plot. The site consists of six garages all of which are in a poor state of repair and require renewal or replacement. The site would only generate a maximum rental income of £1,860 per annum, if all of the garages are let to non-council tenants and £1,584 if let to council tenants.

Retention of site for other community uses

5.2
The site does not provide a suitable location for any other community uses.

Sale of the site on the open market]

5.3
If the site were sold privately on the open market the Council would receive a capital receipt of up to £100,000. Again, the actual figure would depend on market conditions at the time of sale. The Council has previously received enquiries from interested parties regarding the possibility of purchasing part or all of the land. The site could provide an attractive plot for the development of a single dwelling. Any capital receipt received by the Council could be used in its entirety at the Council’s discretion.

Transfer of the site to an housing association for affordable housing 

5.4
The site would be problematic for a Registered Social Landlord to develop. There would be substantial costs involved in order to develop an affordable housing scheme on such a small site whilst also having to comply with the village design statement in terms of the materials to be used. Without a substantial grant this site would essentially be unviable for a housing association to develop.
6.
SUSSEX ROAD GARAGE SITE


6.1
The Sussex Road garages on the Pytchley Road Estate are in a poor state of repair which makes the garages difficult to let and attracts anti-social behaviour. The garages require substantial maintenance and many are presently unfit, the site itself experiences rubbish dumping. Of the 69 garages, only around a third are useable. 

Retention of the site for other community uses

6.2
The site already attracts anti-social behaviour from older children and provision of amenity space here may encourage this further. 

Sale of the site on the open market

6.3
If sold on the open market for private development, the site would not be of sufficient size for affordable housing to be provided through a Section 106 agreement. If the site were sold to a private developer for private residential development the Council would be likely to receive a capital receipt of up to £350,000 after demolition and decontamination works. 

Transfer of the site to a housing association for affordable housing

6.4
A housing association was asked to conduct a feasibility study of Sussex Road garage site. This demonstrated that an affordable housing development here could provide 17 homes for rent and shared ownership. The scheme would achieve a high standard of design, provide more opportunities for home ownership and be built using modern methods of construction (a ‘pod’ system is proposed). The modern construction programme build period would be only six weeks, once contamination was cleared and infrastructure installed, thus reducing construction costs.

6.5
The cost of £1.5 million would be funded by the Housing Corporation providing social housing grant of approximately £400,000, the Council transferring the site at nil value and the remaining £1.1 million being met from a commercial loan serviced by rental income.

6.6
As with Peaselands, an innovative funding mechanism has been negotiated with the association in order to maximise the value of the site for the Council over the long term. All receipts from shared ownership sales at Sussex Road would be ring-fenced and reinvested in future affordable housing developments within the Borough of Kettering.

6.7
The scheme would provide an opportunity to develop an exemplar sustainable communities project that would show how a brownfield site could be developed using modern methods of construction. 

7.
CONSULTATION AND CUSTOMER IMPACT

7.1
For each site, it is proposed to consult key local stakeholders to ensure that implementation of the preferred option takes account of community concerns. The proposed consultees are Desborough Town Council (Peaselands), Ashley Parish Council (Ashley) and the Counties Tenants and Residents Association (Sussex Road).

7.2
Where possible, customers who are currently renting garages will be offered garages at alternative locations. 

8.
POLICY IMPLICATIONS


Sustainable Communities Plan

8.1
The projects proposed for Peaselands and Sussex Road would support the Milton Keynes South Midlands growth agenda as they would show how contaminated sites at the heart of existing communities can be redeveloped in a cost effective manner to meet community needs.

8.2
The Government is committed to using public sector land holdings in support of the Sustainable Communities agenda. The Office of the Deputy Prime Minister advises that local authorities should look at their assets, ”to see whether they are being made to work hard enough to meet housing targets and, in particular, whether opportunities for brownfield development of local authority land are being maximised.”

Comprehensive Performance Assessment (CPA)

8.3
The key lines of enquiry for CPA highlight that a feature of an “excellent” authority is that it uses its own land and financial resources to implement the housing strategy.  

9.
CONCLUSION 

9.1
A balanced approach has been taken in reviewing these three garage areas.  In some cases, garage sites can be redeveloped to eliminate a revenue burden on the General Fund and to support the Council‘s corporate priorities in a cost effective manner. Where this cannot be achieved, it is proposed that sites are disposed on the open market. Again this eliminates a call on the General Fund and generates a capital receipt that can be used in support of the Council’s priorities.      

	RECOMMENDATIONS

The Executive Committee is recommended:

a) to select its preferred option for each garage site as follows

Peaselands – transfer to a housing association for the development of affordable homes;

Ashley – disposal on the open market;

Sussex Road -  – transfer to a housing association for the development of affordable homes.

b) to authorise officers to consult key stakeholders on the preferred option for each site;

c) subject to the outcome of consultation, to progress implementation of the preferred options. 
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Ashley Garage Site

[image: image2.wmf]S

T

R

E

E

T

M

A

I

N

M

I

D

D

L

E

T

O

N

R

O

A

D

P

O

5

3

1

5

1

4

0

4

3

3

5

4

1

4

5

T

h

e

P

a

d

d

o

c

k

s

2

9

2

7

T

h

e

 

M

a

l

t

i

n

g

s

T

h

e

 

O

l

d

3

8

a

H

a

l

l

S

t

o

n

e

l

e

i

g

h

F

a

r

m

5

8

1

9

5

6

4

8

1

2

2

9

8

T

r

a

c

k

B

M

 

6

9

.

8

8

m

7

2

.

8

m

P

l

a

y

 

A

r

e

a

6

9

.

2

m

0

0

0

4

6

7

.

1

m

W

e

l

l

a

n

d


Sussex Road Garage Site, Kettering
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