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1

Purpose of Report

1.1

To consider the future use of a number of Council owned garage sites.

2

Recommendations

2.1

That the tenancies of the occupied garages on the following under-occupied
garage sites are terminated with existing garage tenants being given priority for
the allocation of a garage on an alternative site;-

2.2

(i)

Site A Devon, Road, Rumer Hill, Cannock

(ii)

Site B, Devon Road, Rumer Hill, Cannock

(iii)

Site 003 – 014, Oxford Road, Rumer Hill, Cannock

(iv)

Site 012 – 022, Worcester Close, Rumer Hill, Cannock

(v)

Site A, Worcester Close, Rumer Hill, Cannock

(vi)

Site C, Brooklyn Road, Heath Hayes, Cannock,

That the tenancies of the occupied garages on the following garage sites which
require major repair work are terminated following investigation into the
development potential for residential use, with existing garage tenants being
given priority for the allocation of a garage on an alternative site;(i)

Site A & C, High Meadow, Cannock Wood

(ii)

Site B, High Meadow, Cannock Wood

(iii)

01-07, Burgoyne Street, Hednesford

ITEM NO. 7.2
2.3

That the garages on the garage sites identified in paragraphs 2.1 and 2.2 are
demolished.

2.4

That the Head of Housing and Waste Management be authorised to investigate
the potential option for reducing build costs through the use of alternative
construction methods and that a further report is received on the future disposal
or retention of the three garage sites in 2.2.

3

Key Issues and Reasons for Recommendation

3.1

Garage occupancy on 6 garage sites falls below 50% and in accordance with the
Council’s policy it is proposed that the following sites are closed and tenancies of
occupied garages are terminated :(i)

Site A Devon, Road, Rumer Hill, Cannock

(ii)

Site B, Devon Road, Rumer Hill, Cannock

(iii)

003 – 014, Oxford Road, Rumer Hill, Cannock

(iv)

012 – 022, Worcester Close, Rumer Hill, Cannock

(v)

Site A, Worcester Close, Rumer Hill, Cannock

(vi)

Site C, Brooklyn Road, Heath Hayes, Cannock,

3.2

Following closure, it is proposed that the existing garages in 3.1 are demolished.

3.3

In the Interim Report on HRA considered by Cabinet in December 2015 it was
proposed that potential development sites were to be brought forward for
disposal in order to generate additional capital receipts to offset some of the
changes resulting from the 1% per annum rent reduction. The following sites
below which require major repair work at a total estimated cost of £97,500 have
been identified as having some potential for development for residential use:
(i)

Site A & C, High Meadow, Cannock Wood

(ii)

Site B, High Meadow, Cannock Wood

(iii)

01-07, Burgoyne Street, Hednesford

Although, 28 of the 36 garages are occupied there is no specific budget to fund
the required work and whilst a budget could be estimated this is not considered
to be the best use of HRA resources. It is therefore proposed that these garage
sites are identified for future closure and it is suggested that following further
investigations such as planning and site investigations these are either disposed
of to obtain a capital receipt or to provide alternative affordable housing through
a Registered Provider or retained for the construction of additional Council
dwellings as part of a future potential extension of the Council’s new build
programme.

ITEM NO. 7.3
3.4

Developers of both market and affordable housing are developing and investing
into alternative methods of construction to reduce unit costs. It is proposed
therefore that investigations are made into the potential for a pilot scheme using
an alternative method of construction to achieve reduced unit build costs. It is
proposed that following further investigation of the potential options a further
report is received on the future disposal or development of the three garage
sites in 3.3.

4

Relationship to Corporate Priorities

4.1

This report supports the Council’s Corporate Priorities as follows:
(i)

5

More and better housing: The “rationalisation” of the Council’s garage
sites contributes to improving existing Council housing stock” and
increasing overall housing supply through potential development sites.

Report Detail
Garage Site Closures

5.1

It is the Council’s policy to close Housing Revenue Account garage sites when
garage occupancy falls below 50%. This situation has occurred on the following
sites as set out below.
Garage Site

Number of
Garages

Number of
Vacant
Garages

Garage Site
Plan

Site A, Devon Road, Rumer
Hill, Cannock

10

8 (80%)

Appendix A

Site B, Devon Road, Rumer
Hill, Cannock

12

11(92%)

Appendix B

001 – 014, Oxford Road,
Rumer Hill, Cannock

14

9 (64%)

Appendix E

012 – 022, Worcester Close, 11
Rumer Hill, Cannock

10 (91%)

Appendix F

Site A, Worcester Close,
Rumer Hill, Cannock

6

5 (83%)

Appendix G

Site C, Brooklyn Road,
Heath Hayes, Cannock,
WS12 3HP

6

5 (83%)

Appendix H

Total

59

48 (81%)

ITEM NO. 7.4
5.2

The sites in 5.1 are in serious disrepair but do not have development potential.
The cost of demolition includes fencing and making good which will allow
residents to use the space for parking where practical. It is therefore suggested
that the tenancies of any occupied garages are terminated (with the existing
tenants being given priority for the allocation of a garage on an alternative site)
and the garages are demolished.
Future Use of the Garage Sites with Development Potential

5.3

In the Interim Report on HRA considered by Cabinet in December 2015 it was
proposed that potential development sites were to be brought forward for
disposal in order to generate additional capital receipts to offset some of the
changes resulting from the 4-year 1% per annum rent reduction and that a
further report on a programme of proposed sites for disposal to be submitted to a
future Cabinet meeting. The following sites have been identified as potential for
redevelopment although they do not fall below the 50% occupancy rate.
Garage Site

Number of
Garages

Number of
Vacant
Garages

Garage Site
Plan

Site A & C, High Meadow,
Cannock Wood

12

0 (0%)

Appendix C

Site B, High Meadow,
Cannock Wood

17

8 (47%)

Appendix D

01-07, Burgoyne Street,
Hednesford WS11 5TE

7

1 (14.3%)

Appendix J

Total

36

9 (25%)

5.4

The garage sites at High Meadow (Appendix C & D) requires major structural
(walls & floor) repair work at an estimated cost of £87,000 and Burgoyne Street
(Appendix J) requires major (brickwork) repair at an estimated cost of £10,500.

5.5

Whilst 27 of the 36 garages are occupied, there is no specific budget to fund the
required remedial work and in view of this and the magnitude of the required
work, it is considered appropriate that Cabinet consider the future of these sites
for potential redevelopment.

5.6

An analysis of the 27 occupied garages at the sites in 5.3, shows that the
majority are rented by owner-occupiers rather than by Council tenants.
Tenure of Occupier

Number of Garages

Cannock Chase Council tenant

4

Cannock Chase Council Leaseholder

2

Owner-Occupiers

21

ITEM NO. 7.5
5.7

In addition, a number of garages are rented by households who live a
considerable distance from the sites and whose needs could be met by renting
an alternative Council garage, located on another site.

5.8

It is therefore again suggested that the tenancies of the occupied garages are
terminated (with the existing garage tenants being given priority for the allocation
of a garage on an alternative site) and the garages demolished.

5.9

The estimated market value of the cleared sites if sold for residential use is a
total of circa £130,000 however, further investigation with regard to planning and
site investigations would be required.
Potential Future Development

5.10

The recent procurement process for the Garage Sites and Other Council Land
has demonstrated that these relatively small sites in comparison to the major
developments such as Green Lane and Moss Road do result in increased unit
costs due to the difficulties in developing site and obtaining efficiencies within
the build process.

5.11

Developers of both market and affordable housing are developing and investing
into alternative methods of construction to reduce unit costs. Initial investigations
have been made into the application of some of these products in relation to
these difficult sites. It is proposed therefore that investigations are made into the
potential for a pilot scheme using an alternative method of construction to
achieve reduced unit build costs. It is proposed that following investigation of the
potential options a further report is received on the future disposal or
development of the three garage sites in 5.3.

6

Implications

6.1

Financial
Garage Site Closures
It is proposed that 59 Council garages are demolished. Of these 11 are
currently occupied and would result in a £4,804 loss in annual rent income.
Provision has however been made within the HRA Business Plan and agreed for
a loss of garage rent income as a result of the Council’s “garage rationalisation”
policy and proposals are in accordance with the agreed Business Plan
assumptions.
The estimated cost of demolishing the garages (£95,619) to be funded from the
garage demolition budgets which form part of the agreed 2016-17 and 2017-18
HRA Capital Programmes (£36,160 & £20,000 respectively) and £39,459
savings from the External Envelope Programme.
Future Use of the Garage Sites with Development Potential
It is proposed that 36 Council garages are considered for closure and
demolition. Of these 27 are currently occupied and would result in a £11,794
loss in annual rent income. Provision has however been made within the HRA

ITEM NO. 7.6
Business Plan and agreed for a loss of garage rent income as a result of the
Council’s “garage rationalisation” policy and proposals are in accordance with
the agreed Business Plan assumptions
Budget provision for the cost of demolishing the garages (£56,292). is not
available within the “Garage Demolition” budgets for 2016-18. However, budget
provision is available within the “Resufacing” Drives” budget which could be
utilised to undertake this work.
6.2

Legal
Care should be taken to ensure any termination is in accordance with the terms
of the licences themselves to reduce the risk of any complaint or challenge.

6.3

Human Resources
None

6.4

Section 17 (Crime Prevention)
Garage sites suffer from problems of anti-social behaviour and vandalism. The
demolition of the garages would therefore have positive implications for crime
prevention.

6.5

Human Rights Act
The proposals are affected by Article 1 of the First Protocol to the Human Rights
Act 1998. This states that:“Every natural or legal person is entitled to the peaceful enjoyment of his
possessions. No one shall be deprived of his possessions except in the
public interest and subject to the conditions provided for by law”
It is considered that there is a public interest in closing the occupied garages
and retaining the sites for the future construction of affordable housing.
Maintenance costs and anti-social behaviour will be eliminated and in the future
additional dwellings will be provided to assist households on the Housing
Register. It is therefore considered that the public interest outweighs the loss of
an individual’s rights with regard to the termination of a garage, which they rent.

6.6

Data Protection
None

6.7

Risk Management
None.

6.8

Equality & Diversity
None.

ITEM NO. 7.7
6.9

Best Value
None
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Appendices to the Report
Appendix A

Devon Road (Site A)

Appendix B

Devon Road (Site B)

Appendix C

High Meadow (Site A & C)

Appendix D

High Meadow (Site B)

Appendix E

01-014 Oxford Road

Appendix F

012-022 Worcester Close

Appendix G

Worcester Close (Site A)

Appendix H

Brooklyn Road (Site C)

Appendix J

01-07 Burgoyne Street
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Background Papers
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