ENCLOSURE 11.1
CANNOCK CHASE COUNCIL
CABINET
15 SEPTEMBER 2011
REPORT OF HEAD OF HOUSING
RESPONSIBLE PORTFOLIO LEADER: HOUSING
PROPOSED DEVELOPMENT OF COUNCIL OWNED GARAGE
SITES IN WEST CHADSMOOR, CANNOCK
KEY DECISION: NO
1.

Purpose of Report

1.1

To consider the sale of the garage court South of Woodside Place, West Chadsmoor to
Heantun Housing Association to enable them to develop a supported housing scheme for
people with learning disabilities in partnership with Staffordshire County Council.

1.2

To consider the sale of garage courts between Glen Close and Woodside Place, between
Glen Close and Wardle Place and North of Wardle Place, West Chadsmoor to Heantun
Housing Association for the construction of four affordable rented bungalows for disabled
people and two shared ownership older persons dormer bungalows.

2.

Recommendations

2.1

That the sale of the garage sites at South of Woodside Place, between Glen Close and
Woodside Place, between Glen Close and Wardle Place and North of Wardle Place, West
Chadsmoor as shown on the attached plans (Annex 1) to Heantun Housing Association,
on terms and conditions to be agreed by the Corporate Director is agreed.

2.2

That the principles of the supported housing development to be provided at South of
Woodside Place for those with learning disabilities as identified in Section 4 of the report
are agreed.

3.

Summary (inc. brief overview of relevant background history

3.1

Staffordshire County Council are undertaking a countywide modernisation programme
which aims to improve housing, care and support services provided to people with a
learning disability and are seeking alternative housing provision for people with learning
disabilities currently living in residential homes. Although some of these housing
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requirements will be met from existing provision, a shortfall in accommodation has been
identified.
3.2

Staffordshire County Council have an established Preferred Development Partner
Framework Agreement and in April 2011 requested proposals from the preferred partners
to provide six units of supported housing and a resource flat in the Cannock Chase area.

3.3

On 17 July 2008 Cabinet agreed that a number of garage sites, including those at South
of Woodside Place, between Glen Close and Woodside Place, between Glen Close and
Wardle Place and North of Wardle Place, West Chadsmoor could be marketed for
residential purposes and offered for sale on the open market without the need to obtain
planning consent prior to marketing. However, the market for residential development
plots declined to a point where it was decided that rather than sell in poor market
conditions and receive a low capital receipt for development land, the sites would be
retained until such time as market conditions improved.

3.4

Approval is sought to enter into direct negotiation with Heantun Housing Association to
enable the Association to deliver a supported housing scheme and affordable rented
bungalows for disabled people on the Council’s sites and for the Council to secure a
capital receipt that may be used to support the Housing Capital Programme.

3.5

Heantun Housing Association are one of the County Councils preferred partners and were
therefore invited to submit proposals to provide the six units of supported housing. The
Association approached the Council for assistance in identifying suitable sites and as a
result the former garage site at South of Woodside Place was potentially identified, subject
to Cabinet approval regarding any future sale.

3.6

Following the submission of a project proposal based on the South of Woodside Place site,
Heantun have been selected as the County Council’s preferred development partner. The
implementation of the scheme (an indicative plan of which is attached at Annex 2) is
however, dependant upon the Association purchasing the site from the Council.

3.7

The former garage site is now derelict and following complaints of vandalism has been
“fenced off”. The development of the site would remove the potential for future problems
and realise a capital receipt. It is therefore proposed that the South of Woodside Place
site is sold to Heantun Housing Association to provide a supported housing scheme for
people with learning disabilities and approval is sought to negotiate the terms and
conditions of sale.

3.8

Heantun Housing Association have also considered the development potential of three
other former garage sites between Glen Close and Woodside Place, between Glen Close
and Wardle Place and North of Wardle Place, which are located next to South of
Woodside Place as they consider that development of these sites would complement the
proposed supported housing scheme. The sites between Glen Close and Woodside
Place, between Glen Close and Wardle Place would be developed with four affordable
rented bungalows for disabled households. There is a need in the Cannock Chase area

ENCLOSURE 11.3
for this type of accommodation and the Council would have nomination rights in respect of
the completed properties.
3.9

Bungalows for disabled people have higher than average development costs. In particular
they are ‘land hungry’ due to the additional space required for wheelchair maneuvering
(which impacts on site density) and they are costly to build in terms of their design
standards and requirement for provision of specialist equipment/fittings. As a result,
Heantun have advised that the financial viability of the rented bungalows would be
dependent upon “cross subsidy” provided from two dormer bungalows which would be built
for shared ownership on the site north of Wardle Place.

3.10

Heantun Housing Association has considerable experience in building older persons
dormer style bungalows for shared ownership basis. The properties are designed for
people over the age of 55 and generally allow an older person to stay in their home as
their health or mobility deteriorates with age. A bedroom and bathroom is situated on the
first floor with a second bathroom and a shower room on the ground floor.

3.11

Indicative plans for the development of the sites are attached at Annex 2. The preapplication advice given by the Planning Services Manager is that the amount of
development proposed on each of the sites is acceptable but that the layout of the
supported housing scheme requires some changes to avoid loss of privacy to existing
adjoining properties.

3.12

The three further garage sites are in a “derelict” condition, although six garages remain
occupied between Glen Close and Woodside Place and between Glen Close and Wardle
Place sites. Complaints of nuisance and vandalism are received as a result of their “under
use” and these would be resolved if they were developed. It would however, be necessary
to terminate the remaining garage tenancies and relocate the existing tenants where
possible.

3.13

It is therefore proposed that the three sites between Glen Close and Woodside Place,
between Glen Close and Wardle Place and North of Wardle Place are sold to Heantun
Housing Association to provide four affordable rented bungalows for disabled households,
together with two dormer bungalows for shared ownership. Approval is again sought to
negotiate terms and conditions of sale.

4.

Key Issues and Implications

4.1

The proportion of people with a learning disability in Staffordshire is significantly higher
than England, with Cannock Chase having the highest levels in Staffordshire. There is
one residential home for adults with learning disabilities near Cannock town centre and two
countywide floating support services. Housing is a priority area for the Cannock Chase
Learning Disability Locality Board, with the aim of improving the housing options and
accessibility for people with learning disabilities.
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4.2

The development on the site at South of Woodside Place would consist of 6 self contained
one bedroom flats, a resource flat and an on site care team providing core care/support
services (“the Core Service”). The Core Service will include 24/7 response provision linked
to assistive technology, housing related support services and unplanned/emergency care
services.

4.3

Staffordshire County Council has potentially identified six service users who are currently
living in residential care to live in the scheme. The scheme will however be suitable for a
wide range of service users and it is anticipated that potential residents who will be eligible
for the scheme will:
a)
b)
c)
d)
e)
f)
g)

have a learning disability and in some cases a physical disability;
be aged 18 years or over;
be ordinarily resident in Staffordshire or have a local connection with Staffordshire;
have means to pay rent which may include being eligible for receipt of housing
benefit;
have expressed a wish to live in supported living or receive floating support;
have an assessed need for support and/or care services;
have been referred to the Staffordshire County Council’s Learning Disabilities
Allocations Panel chaired by the Adult Care Manager (Learning Disabilites).

4.4

Staffordshire County Council are providing a capital contribution of up to £50,000 per unit
and additional subsidy for the inclusion of assistive technology at the scheme. Heantun
Housing Association are awaiting the outcome of the Homes and Communities Agency
2011-15 Affordable Homes Programme to establish whether grant will be put into the
scheme and will secure the remaining funding from their own borrowing capacity.

4.5

It is anticipated that the scheme will provide:
a)
b)
c)
d)
e)

f)

versatile individual units of accommodation, each with living/dining/kitchen area(s),
one bedroom, bathroom, storage space and private entrance lobby;
a safe and secure environment for people to live in without being isolated from
their local communities;
assistive technology to promote the independence of those who reside at the
scheme;
properties designed to comply with all the relevant sustainability and energy
efficiency guidance;
properties that are accessible and compliant with the relevant quality standards
e.g. Lifetime Homes (as far as is reasonably possible), Level 3 of the Code for
Sustainable Homes, design and quality and wheelchair accessibility;
properties and facilities that are designed to meet the needs of Service Users with
a range of disabilities including learning disabilities (including autistic spectrum
disorders), physical disabilities and sensory disabilities. (For example, the
properties will have a clear layout, with good organisation of spaces in order to
create a calm environment);
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g)

h)

4.6

there may be a small proportion of units that need specialist features to enable
Service Users to live independently, e.g. lowered kitchen units/sinks and/or
bathrooms with specialist baths;
external facilities including garden areas, parking facilities, secure refuse stores
and locked storage areas.

Service Users care and support packages will be tailored to meet their assessed care and
support needs but the services available will include:
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)

advising tenants about services relating to the scheme;
recording and reacting to issues arising from CCTV monitoring, controlled door
entry systems and responding to assistive technology calls;
controlling access to buildings including the lift, stairs, communal gardens,
landings and corridors;
in exceptional circumstances, unplanned/emergency care services;
maintaining the safety and security of the building;
waking night cover to meet relevant support needs arising during the night time;
working with Service Users individual care/support providers to ensure care and
support plan objectives are met;
operation of emergency call out alarm – statutory and emergency services;
dealing with any neighbour issues;
creating and maintaining Service User risk assessments.

4.7

The provision of new build affordable rented bungalows for disabled people would enable
Cannock Chase residents to occupy accommodation purpose built for their needs. There
would also be a potential saving to the Council in respect of it not being necessary for the
Council to fund disabled adaptations to the occupier’s previous home.

5.

Conclusion(s) and Reason(s) for the Recommendation(s)

5.1

Development of the four former garage sites will help to meet the identified needs of
vulnerable households whose housing needs may not otherwise be adequately addressed
and will utilise sites which have already been deemed surplus to requirements. The capital
receipt from Heantun Housing Association is likely to be less than the Council could obtain
by a sale of the sites for speculative residential development purposes but would be
certain and would be available to support the HRA Programme or facilitate the provision of
further affordable housing.

6.

Other Options Considered

6.1

The Council’s garage sites have not yet been offered for sale on the open market due to
the unfavourable market conditions at present. If the Council’s garage sites were offered
for sale on the open market for residential development purposes they could generate a
higher capital receipt even in the current climate assuming that all of the sites were sold.
However there is no guarantee that, in the current market, purchasers would be found for
all of the sites in the near future.
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6.2

An alternative would be for the Council to hold on to its garage sites until market conditions
improve and then offer them for sale the open market for residential development
purposes in accordance with the existing Cabinet resolution. However, if this course of
action were followed the significant capital investment being put forward by Staffordshire
County Council would be lost.

7.

Report Author Details
Janet Baldasera (Housing Strategy and Service Improvement Manager) Ext. 4317
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Section 1
Contribution to Council Priorities
The development of the four former garage sites would contribute to:(a) The service aim “to increase the supply of affordable housing” which forms part of the
agreed 2011-12 “Place” Priority Delivery Plans.
(b) The service aim “supporting vulnerable people to remain in their own homes” which
forms part of the agreed 2011-12 “People” Priority Delivery Plan.

Section 2
Contribution to Promoting Community Engagement
Consultation has taken place with service users by Staffordshire County Council to determine what
people with learning disabilities require when moving into supported living accommodation.
Heantun Housing Association will also adopt a variety of approaches to encourage service user
involvement and already have an established Learning Disability Forum. Residents adjacent to the
sites would be consulted as part of the planning application process.
Section 3
Financial Implications
The garages referred to in this report are situated on Housing Revenue Account owned land; the
net sale proceeds would therefore be a capital receipt which could be used to support the Housing
Capital Programme or facilitate additional affordable housing.
Although it is likely that the Capital Receipts generated would be less than might be obtained by a
sale on the open market , the proceeds would be certain and the Council would not have to pay for
any marketing costs in order to sell on the open market.
Each party would be required to bear their own costs of disposal, the Councils being charged
against the capital receipts obtained.
Section 4
Legal Implications
Local authorities are given powers under the Local Government Act 1972 to dispose of land in any
manner they wish. The only constraint is that ( except in the case of short tenancies) the disposal
must be for the best consideration which can reasonably be obtained unless the Secretary of State
consents to the disposal. However the government has recognised that there may be
circumstances where an authority considers it appropriate to dispose of land at an undervalue. The
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Local Government Act 1972: General Disposal Consent ( England) 2003 enables a local authority
to dispose of land at an undervalue in the following circumstances:
a) the local authority considers that the purpose for which the land is to be disposed is likely to
contribute to the achievement of any one or more of the following objects in respect of the
whole or any part of its area, or of all or any persons resident or present in its area;
i)
ii)
iii)

the promotion or improvement of economic well-being;
the promotion or improvement of social well-being;
the promotion or improvement of environmental well- being; and

b) the difference between the unrestricted value of the land to be disposed of and the
consideration for the disposal does not exceed two million pounds.
The Council is also required to comply with normal and prudent practices including obtaining the
view of a professionally qualified valuer as to the likely amount of the undervalue. This will provide
evidence should the need arise that an authority has acted reasonably and with due regard to its
fiduciary duty.
Section 5
Human Resource Implications
There are no identified implications in respect of the Human Rights Act 1998 arising from this
report.
Section 6
Section 17 (Crime Prevention)
There are no identified implications in respect of the Data Protection Act arising from this report.
Section 7
Human Rights Act Implications
The development will assist the Council to comply with Article 8 (Right to respect for private and
family life).
Section 8
Data Protection Act Implications
There are no Data Protection Act implications arising from this report.
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Section 9
Risk Management Implications
If the proposals to sell the Council’s land direct to Heantun Housing Association for the
development of a scheme for those with learning disabilities and for the construction of affordable
rented bungalows for disabled people are not approved, the garage sites could remain unused for
an indefinite period and continue to incur security and maintenance costs. The Council may not be
in a position to facilitate units of accommodation for people with learning disabilities or affordable
rented bungalows for disabled people elsewhere in the District in the near future. Investment in the
District by Heantun Housing Association, Staffordshire County Council and potentially the Homes
and Communites Agency could therefore be lost and the Council would not receive a capital
receipt in the near future.
Heantun Housing Association have their own Business Continuity Strategy to support their risk
management approach.
Section 10
Equality and Diversity Implications
The sale of the garage sites to enable the development of a supported housing scheme for people
with learning disabilities and for the construction of affordable rented bungalows for disabled
people would contribute to meeting the needs of a specific group who may be vulnerable and
therefore contributes positively to equality and diversity.

Section 11
List of Background Papers
None.
Section 12
Report History
(a)
(b)
(c)

Cabinet, 3 July 2003 - Review of Garage Sites
Cabinet, 15 November 2007 – Review of Garage Sites
Cabinet, 17 July 2008 – Disposal of Surplus Garage Sites

Annexes
Annex 1 – Garage sites
Annex 2 – Indicative Site Layouts

Annex 1

Annex 2

