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2.
CONTEXT
2.1 The regeneration of Desborough Town Centre has been the subject of a number of studies, reports and debates over recent years. It has been difficult over this time to gain a consensus view about what form such regeneration should take, however what is not in doubt is the need for the redevelopment itself.
2.2 The background to the regeneration issues are outlined in section 3 of this report. The decision required from members is to agree a preferred solution for the redevelopment of the former Lawrence’s factory site so that the redevelopment of the town centre can effectively be kick-started. 

2.3 Depending on Members’ preferred solution, the redevelopment of the Lawrence’s site could realistically provide the catalyst for other developments in the town centre (including the delivery of improved community use facilities) whilst at the same time help deal with the potential ‘threat’ of an out of town retail offering.

3.
BACKGROUND
3.1 The following paragraphs provide a high level chronology of events since 2004 for background information.

3.2 The ‘Desborough Town Centre Urban Development Framework’ was consulted upon and agreed at Executive in January 2004. The document identified various problems and regeneration needs in the town. The document also identified three sites for redevelopment; (a) Key Site 1 High Street/Rothwell Road (b) Lawrence’s factory and former Desborough Motors and (c) Station Yard.  

3.3 Between 2005 and 2007 Kettering Borough Council acquired the former Lawrence’s factory site. The purchase included numbers 15-19 and 21 and 21A Harborough Road.  The site purchase was secured from 'Fit for Market' funding and East Midlands Development Agency (EMDA). An original condition for the funding was that a specific proportion of the development was for employment use.  Covenants were also placed on the land preventing uses that conflicted with the Co-op's business such as food retail etc.  

3.4 The Council produced two further documents: 
· Desborough Key Site 1 Design Code (Atkins, May 2005) - which set out the vision of public realm improvements, market square, community building, retail, commercial, housing and a new food store  
· Development Brief Lawrence’s factory site (approved by Executive Oct 2007) - agreed that a scheme on the site should include a mix of uses, eg,  low cost housing on the New Street frontage, starter commercial units on the Harborough Road frontage, retail, community facilities, museum/heritage centre, car parking and open space/square. The site was then marketed through OJEU and the Estates Gazette.

3.5 A Lawrence’s Project Group (now called the Stakeholder Group) was established in 2005 to keep all interested parties up to date.
3.6 In 2005 Nottingham Community Housing Association (NCHA) was selected as a partner to provide affordable housing development on Lawrence’s site.  
3.7 Due to the timescales associated with the Housing Corporation funding, the affordable housing needed to be delivered before other elements of the site.  There were strong objections from the Town Council and others to the proposals and so in 2008 the site was marketed the as a whole.

3.8 In 2006, a developer partner to the Council attempted to assemble Key Site 1 in order to deliver retail regeneration, including the supermarket.  However, due to the complexity of land ownerships (which included the Co-op) on significant parts of the site to achieve an acceptable layout, the developer did not progress the option to acquire the site.
3.9 A mixed use development (including residential, office and community use) was drawn up for the Lawrence’s site in late 2008. This did not meet the requirements of the Development Brief and was financially unviable (producing a negative land value). Accordingly, this was not taken forward.
3.10 In early 2009 the Stakeholder Group agreed that a rethink was needed about how best to deliver the regeneration of the town centre in the current economic climate through the development of Lawrence’s and Key Site 1.  The general mood of the meeting was that there was urgency in bringing forward options which were both deliverable and viable within a relatively short timescale (2 years).  EMDA through Northamptonshire Enterprise Limited (NEL) agreed to provide funding for a Feasibility Study and the Council appointed Atkins to undertake the study.  
3.11 On 27th April 2009 Atkins presented their initials thoughts to the Stakeholder group regarding the redevelopment of the two sites.
3.12 The complete Feasibility Study was received by the Council in August 2009.
3.13 A Stakeholder meeting to discuss the findings of the study will be held on 14th September 2009. 

4.
FEASIBILITY STUDY
4.1 A summary of the Feasibility Study is included at Appendix 1.
4.2 The full Feasibility Study is not available as a public document due to the inclusion of detailed financial information. However, to ensure that the key findings of the study can shared and debated in public, the summary at Appendix 1 sets out the key findings of the study and its key recommendations. If members of the Executive wish to debate the detail of the full study it may need to consider going into ‘private session’.

4.3 The Feasibility Study (Appendix 1) is self explanatory and is not repeated in detail in this report. However to summarise, the Feasibility Study outlines the following options for the two sites;

	Development Strategies

	Development Strategy 1
	Development Strategy 2

	Key Site 1    
Community Facilities

Lawrence’s
Option 1 = Supermarket & Mixed Use (incl. Petrol Station)

Option 2 = Supermarket only (incl. Petrol Station)
	Key Site 1    
Supermarket, Petrol Station, Residential and Retail

Lawrence’s
Option 1 = Refurbish Building + new        community facilities

Option 2 = Demolish Building + new community facilities

	The above list is a high level summary only - for detailed information of what is included please refer to the Feasibility Study at Appendix 1



4.4 The details for Development Strategy 1 are outlined on pages 6 to 10 of the Feasibility Study.
4.5 The details for Development Strategy 2 are outlined on pages 10 to 14 of the Feasibility Study.

4.6 When considering the above options, the following conclusions were drawn;

	Development Strategies

	Development Strategy 1
	Development Strategy 2

	Key Site 1    
Community Facilities
Lawrence’s
Option 1 = Supermarket & Mixed Use       

                 (incl. Petrol Station)
Option 2 = Supermarket only (incl. 
                  Petrol Station) 
	Key Site 1 
Supermarket, Petrol Station, Residential and Retail

Lawrence’s 
Option 1 = Refurbish Building + new       

                  community facilities

Option 2 = Demolish Building + new 
                  community facilities


4.7 Development Strategy 1 
Key Site 1 – the Feasibility Study concluded that Key Site 1 may be a capable of development to deliver community and other uses for the town however, further work was required to define more clearly what facilities could be provided on the site and how this could be funded both from a capital and revenue perspective. Accordingly, the Feasibility Study does not propose a solution for the development of the site at the present time.

Lawrence’s Site (Option 1) – the potential for a mixed use development that incorporates a supermarket is an option that best meets planning considerations. However, based on the findings of the Feasibility Study it is likely that such a development is not financially viable (produces a negative land value). As such, a full mixed use development as considered in the study is unlikely to be achievable.
Lawrence’s Site (Option 2) – the Feasibility Study concludes that the development of the site wholly as a supermarket with car parking is a financially viable proposition and would produce a positive land value. Clearly, looking at the conclusions of the study, this currently is the only option that stands up from a financial perspective.
4.8 Development Strategy 2

The Feasibility Study states ‘the financial appraisals undertaken demonstrate that Development Strategy 2 would not be viable’.
5.
CONCLUSION OF THE STUDY
5.1 The key recommendations from the Feasibility Study are outlined below;
· The most feasible option is the sale of the Lawrence’s Site for the development of a supermarket

· Further work is required to determine what is required on Key Site 1 and the resultant financial viability of such a development

· The Council should consider what other sites may be available within the town that could be developed to meet the community and other associated uses.

6.
OTHER ISSUES
6.1 Land Values – the Feasibility Study regularly refers to land values throughout the report. It is important to remind members that in previous discussions it has always been stressed that any development scheme for either the Lawrence’s Site or Key Site 1 must be capable of being financially viable in their own right. A positive land value provides an indication of this.
6.2 Covenant – the Lawrence’s Site currently has a restrictive covenant on it from the East Midlands Co-op. This is a legal issue that either the Council or a subsequent land holder (or developer) would need to deal with.
6.3 Grant Conditions – The condition of the 'Fit for Market' grant to purchase the Lawrence's site was to reclaim the site for development of 1,675 sqm of employment workspace. CLG (Communities and Local Government) recently confirmed through NEL a change in the conditions to allow A1 (retail) use on the site.
6.4 Planning Considerations – the redevelopment of the Lawrence’s Site would need to be subject to a planning application from a prospective developer. Whereas development as a supermarket only produces the most financially viable scheme, any planning application would need to deal with planning issues and it is therefore likely that some elements of a mixed use scheme may still be desirable to be delivered on site or off-site (through a S106 agreement).
6.5 Wider Regeneration – clearly the redevelopment of the Lawrence’s Site would help kick-start redevelopment work within the town centre. The indicative scheme drawing shown in the Feasibility Study indicate the merit of having an access onto Station Road from any development on the Lawrence’s Site – such an access is considered to be important to provide a better link into the town centre which should help with other redevelopment projects.
6.6 Out of Town Development – If a supermarket offering were not promoted for development on the Lawrence’s Site, it is likely that the alternative would be the development of a supermarket at an out of town location. Such a development would make the redevelopment of the town very difficult and the financial viability of the town centre would be seriously questioned.
7. PREFERRED OPTION
7.1 It is important that Members of the Executive agree a preferred option in relation to the redevelopment of the former Lawrence’s Site, at this meeting. 
7.2 Members are recommended to agree Development Strategy 1 in relation to the Lawrence’s Site. However at this stage Members need not be specific about selecting delivery option 1 or 2 – any potential developer will need to submit an planning application to redevelop the site, in doing so that will need to either submit some form of ‘mixed use’ development or they will need to submit an application for a supermarket only use together with an acceptable s106 agreement that discharges the other non-supermarket requirements. 
8.
USE OF RESOURCES
Lawrence’s Site

8.1 If the Lawrence’s site were disposed of, the Council would receive a capital receipt.
8.2 The site has been marketed for some time, the only significant interest has come from large supermarket operators
8.3 If the site were to be redeveloped by a major supermarket retailer, a formal planning application would need to be submitted. Part of that process would involve the negotiation of a S106 agreement that may provide funds for the provision of community facilities within the Town. Such amounts of money may require being topped-up by additional capital funding from KBC.
Key Site 1 / Community Uses
8.4 The feasibility study recommends that further work is done to work up exactly what the requirements are for community and related uses. Following this, the financial viability of a relevant scheme can be undertaken.
8.5 Part of a S106 agreement that is negotiated as part of the sale of the Lawrence’s Factory Site may be available to start to provide improved community facilities within the town. This may need to be ‘topped-up’ by additional funding from KBC to deliver the community facilities that are appropriate for the town. 
8.6 When considering the above, the Council should review what assets it currently owns within the town and explore the potential of using these to help deliver a better community facility for the town. 
8.7 As the redevelopment moves forward, the Council may wish to encourage the Town Council to use the recent example of Burton Latimer in relation to using a local precept to raise funds to acquire, run and improve a property that can be used a improve community facilities within the town. 
9. CONCLUSIONS
9.1 The purpose of this report is for the Executive Committee to determine a preferred option for the redevelopment of the Lawrence’s site. The report is not about deciding how such redevelopment should actually happen on the ground.
9.2 If the Executive are minded to approve Development Strategy 1 in relation to the Lawrence’s site, to enable the redevelopment to happen the Council will need to dispose of the site.
9.3 The detail of any redevelopment for the Lawrence’s site will need to go through the formal planning process (with the associated statutory consultation requirements).
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1.	PURPOSE OF REPORT





To report the findings of the Feasibility Study recently undertaken by Atkins and for the Executive Committee to decide on a preferred course of action.





10.	RECOMMENDATIONS





That the Executive;





Receive the Feasibility Study from Atkins and note its recommendations





Approve that the preferred solution for the redevelopment of the Lawrence’s Factory Site is for the site to be redeveloped as a supermarket in line with Development Strategy 1 (either option 2 or a combination of option 1 and 2 - subject to the scheme having a positive land value)





Authorise the Head of Legal and Democratic Services to negotiate and agree the disposal of the Lawrence’s Factory Site (in line with recommendation ‘b’) and agree the terms and conditions of the disposal.





Explore what other sites may be available within the town that could be developed to meet the community and other associated uses.















