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REPORT OF THE MANAGING DIRECTOR OF URBAN VISION


TO:

LEAD MEMBER FOR HOUSING – 23th MARCH 2006 

LEAD MEMBER FOR PLANNING -  27th MARCH 2006

LEAD MEMBER FOR CUSTOMER AND SUPPORT SERVICES  27th March 2006


TITLE :         ORDSALL REGENERATION PROPOSALS


RECOMMENDATIONS :


That Lead Members:-

1.
 Note the current position and detailed terms in respect of the proposed agreement, and endorse the specific proposals as set out in the attached schedule in respect of Infrastructure works.

2. 
Endorse the proposal to enter into the Framework (development) agreement between the City Council and LPC.

3.
Provide guidance on the appropriate route for the approval of development proposal notices submitted in respect of individual sites.


EXECUTIVE SUMMARY :

This Report updates members as to the current position with regard to discussions between the City Council and Legendary Properties (LPC) in relation to proposals for the regeneration of Ordsall.

The report sets out details of the legal agreements that are now intended to be entered into between the parties, and the resulting impact on the Ordsall area.

It explains the detail of the agreement between the parties and seeks guidance in relation to the desired level of member involvement on the implementation of the scheme following the completion of legal agreements.


BACKGROUND DOCUMENTS :


None for publication (part II Item)


The relevant documents contain exempt or confidential information as defined in Paragraphs 7 and 9 (terms of a contract) of Part 1 of Schedule 12a to the Local Government Act 1972 and are not available for public inspection.


ASSESSMENT OF RISK  
Medium, the financial risks associated with the proposals are set out in paragraph 4 of the report




	


THE SOURCE OF FUNDING IS
The capital income from proposed sales plus section 106 monies will pay for the proposed infrastructure works.

	


LEGAL ADVICE OBTAINED 
Michelle O’Reilly


Cobbetts


Gary Amos

	


FINANCIAL ADVICE OBTAINED
Nigel Dickens
	


CONTACT OFFICER :
Peter Openshaw          779-6126



WARD(S) TO WHICH REPORT RELATE(S) Ordsall



KEY COUNCIL POLICIES  

Regeneration



DETAILS (Continued Overleaf)

TITLE:  ORDSALL REGENERATION
1.0 Purpose of the Report

This Report updates members as to the current position with regard to discussions between the City Council and Legendary Properties (LPC) in relation to proposals for the regeneration of Ordsall.

The report sets out details of the legal agreements that are now intended to be entered into between the parties, and the resulting impact on the Ordsall area.

It explains the detail of the agreement between the parties and seeks guidance in relation to the desired level of member involvement on the implementation of the scheme following the completion of legal agreements.

2.0 Background
2.1 In January 2005, Lead Members approved provisionally agreed Heads of Terms between the City Council and LPC for the Ordsall development agreement. Members at the same time endorsed the principle of ring fencing receipts from the land sales as proposed under the agreement to fund identified infrastructure works within the area.

2.2 Since the approval of the January 2005 report, detailed discussion has taken place with LPC to clarify likely capital receipts from land sales, and to identify proposed infrastructure works to enable details to be presented to members for consideration.

2.3 This work has now been concluded enabling details of the proposal to be put to members for consideration along with the key items of interest within the proposal development agreement.

3.0 Information
3.1 In total 19 potential sites (plan attached) have been identified for development within the area, ranging from small infill sites to substantial proposals on the Radcliffe, St Clements, Hulton Street and Ordsall District centre sites.

Potential receipts from these sites, including certain section 106 monies could realise an investment fund for infrastructure works totalling  £7.615Million. 

On the sale of sites monies will be held by the council pending the need to carry out agreed infrastructure works.

It should be noted that approximately £2Million of receipts are as a result of the sale of HRA assets and as a result are subject to the payment of debt charges at a rate of 50%.

3.2 Proposed Infrastructure works are also shown on the attached schedule, with the proposals broadly matching the anticipated funds available.

3.3 There are 3 main elements to the proposed infrastructure works, these being: 

(i) Highways works- specifically the East- West vehicle route and the North –South pedestrian link.

(ii) Public open space improvements and environmental enhancement

(ii) 
Contribution to the new primary school and children’s centre

(iii) 
Acquisition of land and premises to secure development sites.

Other items of proposed infrastructure works have emerged through discussions between the parties.

3.4 
Much of the forecasts relative to both receipts and costs are based on best estimates, and will need to be kept under review during the course of the project. It is hoped that following completion of individual schemes, overage payments could be applicable which will increase funding available and possibly lead to other works benefiting the area to be added to the list of infrastructure works.

3.5
Infrastructure works will be undertaken by either the Council or LPC on a basis to be agreed, and as many of the works will need to be undertaken prior to funding from the sales of sites being available, it has been agreed that LPC will pump prime such expenditure as required subject to the recovery of agreed interest charges. Such works will be agreed within the overall programme and will be managed in such a way to minimise the potential risk to the City Council. 

3.6 
The proposals as contained within the schedules are in accordance with the Development Framework for Ordsall approved by Cabinet on 16th November 2004.

3.7 Following completion of the Development Agreement, LPC have to bring forward proposals for individual sites within agreed timescales. The submission of proposals are carried out by the serving of a Development Proposal Notice which is a very detailed document addressing all aspects of the proposed development of a site as follows: -

(i) 
The proposed planning application, drawings and specifications

(ii) 
Type and tenure of units to be provided

(iii) 
Proposals for the delivery of Affordable housing

(iv) 
Details of the build programme

(v) Confirmation that the proposals are in accordance with the                      masterplan and implementation plan.

(vi) 
Details of proposed infrastructure works within or proposed as a result of this phase of the development works

(vii) 
Provision of a financial appraisal to determine the land payment for the phase (if any)

The City Council has to respond to the proposal within a prescribed time period.

3.8 
LPC will not submit a planning application for any scheme until development proposal notice has been approved.

3.9
It is requested that members give consideration as to whether officers can be tasked with the approval of development proposal notices or whether such matters should be referred to lead members for consideration. The draft Development Proposal Notice for the Taylorson street site will be used as an example at the LM meeting to guide debate.

3.10 
Other key elements of the agreement are as follows

(i) Structure- The Framework (Development) Agreement will be followed by individual Development proposal notices. When the council has accepted a notice an agreement for lease will be entered into followed by a Planning application and finally the transfer of individual sites to LPC (or the third party), by way of 999yr lease.

(ii)
Acquisition lands (as edged in green on attached plan) are those lands and properties that the Council will seek to acquire to facilitate the development proposals.

(iii)
A third party will develop the Radcliffe site in conjunction with the council and LPC.  This site has the potential to accommodate the PCT proposals for the area and discussions in this regard are continuing.

(iv)
Affordable housing proposals will be the subject of agreement between LPC and the council and will be put forward on a site-by-site basis through the Development proposal notices

(v)
Any overage monies payable will be calculated on completion of the sales on each phase, or specified end date. Overage monies will be split 70/30 in favour of the City Council.

(vi)
The agreement requires LPC to consult on each site being brought forward through a development proposal notice.

(vii) 
The agreement requires LPC to make a commitment in terms of local employment charter.

(viii) 
LPC will strive to achieve an Eco Homes very good standard in relation to the new properties to be provided.

(ix)
Risk factors- the proposed infrastructure works rely on all the lands included in the development agreement being sold to LPC or a third party.

As LPC will have to pump prime the early infrastructure works, interest on such advance funding will need to be recovered by LPC. In addition if the agreement is terminated through lack of performance on the part of LPC or due to market conditions, any deficit in the infrastructure budget at that time will need to be repaid to LPC.

As detailed earlier this is a risk that we would aim to minimise through the careful financial management of the project.

(x) 
The agreement will contain standard clauses in relation to Dispute resolution, and will require parties to work together to secure common objectives.

4.0 Financial Implications
4.1 The financial management of the overall project will be carefully overseen to minimise risk, but to enable early delivery of key infrastructure works some pump priming by LPC will be required in advance of sites being sold and funds being secured. The City Council will be responsible for the infrastructure account and monies therein and decisions about commitment of funds to infrastructure works, or securing such advance funds from LPC can be taken on a site-by-site basis.

A cash flow of the overall income and expenditure projections has been produced to assist in this regard.

4.2 As stated in paragraph 3.1, there is a requirement for the council to pay 50% of the receipts from the sale of HRA assets to redeem historic debt in relation to those assets. In this scenario, the impact of this requirement would be that Circa £1Million less would be available for the proposed infrastructure works. To overcome this, it is intended to use the Councils capital allowances to reinstate the sum that would otherwise be lost.

4.3 The net effect of this proposal is therefore nil in terms of the proposed infrastructure expenditure as set out in paragraph 3.2.

5.0
Progress to Date

5.1
There is significant new development currently underway in Ordsall, although the current schemes all fall outside the scope of this agreement.  The first phases of LPC’s Quay 5 development in Ordsall Lane is occupied, with final completion due this summer; the 231 apartments were all pre-sold within weeks of being offered to the market.  Apartment developments by Bellways, Lowry Homes and David McLean Homes all also well advanced.

5.2
The contract for the new primary school and children’s centre has been let and is due to open in September 2007.  This will release the two existing school sites for potential redevelopment.

5.3
Two  public consultation events have been held regarding the first schemes to be delivered under the agreement with LPC.

5.4
Options for three small sites in South Ordsall have been presented to residents.  There appears to be local consensus that Monmouth Park, fronting Ordsall Lane, should be retained and improved and that a cleared site on Taylorson Street should be developed.  However, the future of a smaller vacant site on Paris Avenue remains unresolved and it has been agreed that further consultation should be carried out.  In the meantime, LPC have submitted a development notice proposal for the development of 23 family houses on the Taylorson Street site; it is anticipated that this will be the first scheme to commence on site.

5.5
A consultation event presenting draft proposals for the development of a large site at Hulton Street, overlooking Ordsall Park, was poorly attended, although those who did attend were supportive of the proposals.  LPC are currently refining the scheme, which will comprise around 180 dwellings, mostly family housing.

5.6
Discussions have been held with local service providers to assess the need for local services to meet the needs of the planned population of the area and to identify opportunities for service redesign.  A key player will be the Primary Care Trust, who are considering including a new facility in a later wave of LIFT procurement.  Tentatively, two alternative locations have been identified for a new, integrated, public services building.  However, the location of such a building will be a locally sensitive issue, which will require further public consultation before a recommendation can be made.

5.7
The Ordsall development and services group, established by the community committee, continues to be the main sounding board for the review of proposals developed in accordance with the development framework.
 

6.0
Recommendations
6.1
It is recommended that Lead Members:

1. 
Note the current position and detailed terms in respect of the proposed agreement, and endorse the specific proposals as set out in the attached schedule in respect of Infrastructure works.

2. 
Endorse the proposal to enter into the Framework (development) agreement between the city council and LPC.

3. 
Provide guidance on the appropriate route for the approval of development proposal notices submitted in respect of individual sites.

7.0
Conclusion


The completion of the development agreement will enable regeneration proposals for the Ordsall estate to be taken forward.


Draft development proposal notices have already been discussed in relation to the Paris Avenue and Taylorson Street sites with considerable works underway for the Hulton Avenue site.


Subject to the necessary approvals it is likely that all three of these sites (and potentially others) will be on site within 2006, building on the success already achieved at Quay 5.
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