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Report to Cabinet Member for Finance & Performance 4 December 2014
and Cabinet Member for Homes & Safer Communities

Report from the Assistant Director — Housing and Community Safety
New Council House Build Programme Phase 1 —replacement site
Summary

1. The following report seeks approval from the Cabinet Members for
Finance & Performance and Homes & Safer Communities to pursue a
site at Pottery Lane for new council housing as a replacement for the
York Road, Haxby site approved by Cabinet in May 2013.

Background

2. On 7 May 2013 Cabinet approved the use of 6 sites as part of a first
phase of new council house building to deliver in the region of 50 — 70
new homes. The 6 approved sites were:

Beckfield Lane
Chaloners Road
Fenwick Street
Hewley Avenue
Newbury Avenue
York Road, Haxby

3. In addition to these 6 sites Cabinet have approved (6 May 2014) the
purchase of 14 new apartments from RHW Developments at the former
Pack of Cards public house site.

4. Of the 6 Housing Revenue Account (HRA) sites approved for
development by Cabinet, the first 5 have been awarded planning
permission, with Beckfield Lane on site (completion February 2015) and
the other sites due to commence in the coming months. However,
following detailed assessment of the York Road, Haxby site it has been
deemed unsuitable for development at this stage. Due to a number of



site constraints it would be challenging to achieve more than two homes
on the site which means it is uneconomical to pursue for housing. The
site is being considered for a more suitable use as a supported housing
scheme for people with learning disabilities.

As a consequence an alternative site is required to achieve the aim of
building 70 new council homes. The original Cabinet report provided,
‘delegated responsibility to the Cabinet Member for Corporate Services
to approve any alternative sites following consultation with the Cabinet
Member for Health, Housing, and Adult Social Services, should those
identified be unable to progress.’ It is to those Cabinet Members (with
revised portfolio titles) that this report is presented.

Consultation

6.

The Housing Development Team have identified an alternative HRA site
for phase one (Annex A). The site is a small linear piece of land on
Pottery Lane and is adjacent to the road and Heworth golf course. A
feasibility study has indicated that it could provide 6 new 2 bed family
houses. It is currently fenced off from public use and is occupied by a
number of poor quality trees.

To establish the suitability of the site for development several
consultations have taken place. An investigation in to site constraints
has identified a number of issues which all have potential solutions to
allow the site to be developed.

In terms of services, a 33kw electricity cable that runs down the grass
verge of Pottery Lane cuts directly across the middle of the site. The
cost to divert this cable would be prohibitive, and would therefore need
to be retained with an easement either side on which building can not
take place. However, the feasibility study identifies that this can be
accommodated within the scheme design and still allows 6 houses to be
built.

Consultation with a tree specialist has confirmed that given the poor
quality of the trees most or all of these can be removed. A bat survey
has highlighted that it is a foraging area, however the advice is that this
can be mitigated by clearing the site of trees whilst the bats are
hibernating, with targeted new planting outside of the proposed build
zone to take place this winter.



10. A pre-application has been submitted to planning to understand any
further planning constraints relating to the site and officers are awaiting
the outcome, but at this stage it is not anticipated that there are any
insurmountable issues.

11. Should a decision be taken to proceed with the site a public information
event would take place in advance of the submission of any planning
application. It is estimated that the total scheme costs would be in the
region of £830,000.

Options
12. There are three options for consideration:

e Option 1 - the use of a site at Pottery Lane site for new council
house building as an alternative to York Road, Haxby

e Option 2 — officers identify a further alternative site to York Road,
Haxby.

e Option 3 — no replacement site is sought for York Road, Haxby and
the phase one of new council housing remains at the 65 homes
already identified.

Analysis

13. Option 1 would allow the aim of building 70 new council homes in phase
to be achieved. The site is a direct replacement for York Road which
had previously been approved by Cabinet for the purposes of new
council housing. It is within the HRA and has been approved for this
purpose by Corporate Asset Board (14 October 2014), and all the work
undertaken to date suggests that it is likely to be a viable development
opportunity. It is the view of the Housing Development Team that this
represents the best option for a replacement site.

14. Option 2 would require the Housing Development Team to consider
other HRA land holdings as an alternative site. This would involve a
reassessment of other opportunities which have previously been
discounted in favour of Pottery Lane, and detailed consultation to take
place on those options which would take several months. Given that this
process has already been undertaken and Pottery Lane was deemed to
be the best alternative it is the view of officers that this should not be the
preferred option.



15. Option 3 has the advantage of requiring no further work at this stage
and allows the focus to remain on the delivery of the sites which have
planning. The approvals to date will deliver 65 new council homes,
which is within the 50 to 70 homes target for this phase. It would also
allow Pottery Lane to form part of the proposed sites for the second
phase of new council housing, which will be taken to Cabinet in
February.

16. However, this would delay the development of the site. This is of
particular importance given the advice of the Ecology Officer in relation
to the necessary timescales for removal and replanting of the trees
during the winter/spring period. Delaying the site until a second phase of
new council house building would necessitate waiting until winter/spring
2016 before construction could progress. This would result in a year’s
delay in providing desperately needed new family housing.

Council Plan

17. Approval to progress with new council housing has a positive impact on
four of the five council priorities.

e Create jobs and grow the economy — As set out in the February 2013
Get York Building Report, investment in the construction industry has
a direct positive impact on economic activity, with every £1 spent
generating a total of £2.84 in extra economic growth. In pursuing
local contractor procurement strategy the council will be directly
investing in the local economy and creating employment in the
struggling house building sector. In procuring a contractor additional
priority will be given to contractors that are committed to offering and
providing apprenticeships.

¢ Build strong communities — New council housing will provide high
guality accommodation for those unable to access housing on the
open market. Access to high quality housing in places where people
want to live at a price they can afford is a key tenet of the Housing
Strategy (2011-15), and is crucial to happiness and well-being.

e Protect vulnerable people — The new homes will be built to Lifetime
Homes standards which are designed to adapt with people’s
changing care needs, enabling them to remain in their own home and
independent for as long as possible.




e Protect the environment — The new homes will be built to a minimum of

Code for Sustainable Homes Level 4, which exceeds the council’s
mandatory requirement to meet code 3 and will reduce carbon
emissions on the completed homes and throughout the build
process.

Implications

18. The general implications of building phase one of new council housing
remain the same as the previous May 2013 Cabinet report. However,
given that this is an alternative site to those previously approved
property services have been consulted through the Corporate Asset
Board and finance have commented in regards to funding.

(@)

(b)

(d)
(€)

(f)
(9)

(h)

Financial — The 7" May 2013 report — New Council House
Building approved the revised Capital budget of c £7m. The
proposed option set out in this report will be funded from within the
current approved capital budget (as reflected in the Capital
Monitoring reports) that is funding by a combination of HRA funds
and Commuted Sums. Officers will however pursue all available
alternative finance sources to deliver the scheme in the most
financially advantageous way and look to lever in external funding
streams as appropriate. This may reduce the call on the HRA
investment balance and Commuted Sums.

Human Resources (HR) — There are no HR implications.
Equalities — There are not considered to be any negative
equalities implications. The new homes will provide housing for
people on the council’s housing waiting list who are often some of
the most vulnerable in society.

Legal — There are no legal implications.

Crime and Disorder — There are no crime and disorder
implications.

Information Technology (IT) — There are no IT implications.

Property — The use of this site has been discussed and approved
by Corporate Asset Board on 14 October 2014.

Other — There are no other implications.



Risk Management

19. The delivery of any new development carries a number of risks. The
council will need to procure a contractor, resolve any issues affecting
the site, achieve planning permission, and manage the building of the
new homes. These all pose challenges to project delivery and the
consequent impact on the reputation of the council. However, these are
not specific to this site and are related to the existing approved new
build council house programme. It does not therefore represent a risk
which hasn’t already been considered and deemed acceptable.

Recommendations
20. Cabinet Members are asked to approve:
(a) Option 1 — The use of the Pottery Lane site for new council house
building with authority delegated to the Assistant Director for
Housing and Community Safety to approve the budget and
funding route.
Reason: To allow the aim of building 70 new council homes as previously
approved by Cabinet to met, delivering high quality affordable
homes in the shortest possible timeframe.
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