TELFORD & WREKIN COUNCIL

CABINET – 12TH JANUARY 2009
UPDATE ON THE REGENERATION OF THE SUTTON HILL ESTATE
REPORT OF THE CORPORATE DIRECTOR FOR ENVIRONMENT & REGENERATION AND THE HEAD OF PREVENTION & PROTECTION

1.0 
PURPOSE

1.1
To provide a general update in connection with the regeneration of the Sutton Hill estate and to seek Cabinet approval to specific proposals to enable further progress to be made. 
2.0
RECOMMENDATIONS

2.1
It is recommended that Cabinet:-
i. Notes progress to date in connection with the regeneration of the Sutton Hill estate,
ii. Notes the reasons for seeking to progress a stock options appraisal in Sutton Hill; and 
iii. approves the waiving of contract standing orders as set out at Part 4, Section 7, paragraph C.1 (a) of the Constitution so that a negotiated arrangement can be made with the company that carried out a borough-wide stock condition survey during 2008 (‘the company’),
iv. Notes proposals to seek tenders in line with contract standing orders at the earliest opportunity for all future work relating to stock condition surveys, stock options appraisals, and neighbourhood renewal assessments,
v. Endorses commissioning of a feasibility study into a new road link between Sutton Hill and Madeley
vi. Delegates authority to the Corporate Director: Environment & Regeneration in consultation with the Cabinet Member for Regeneration to commission studies associated with the local centre,
vii. Delegates authority to the Corporate Director: Environment & Regeneration in consultation with the Cabinet Member for Regeneration to agree protocols for the determination of a small programme of immediate improvements on the estate, in consultation with local residents,
viii. Approves the acquisition and subsequent demolition of two further dwellings in Sutton Hill
ix. Approves expenditure as set out at paragraph 7.2.1.
3.0
STOCK OPTIONS APPRAISAL
3.1
Cabinet will be aware of interventions in Sutton Hill aimed at tackling housing and environmental issues to sustain the area in the short-term whilst simultaneously planning for longer-term improvements.  
3.2
In order to engage local people in longer-term planning for the estate it is proposed to undertake a master-planning exercise. Once completed, it will present options for technical consideration and stakeholder consultation. 

3.3
A stock options appraisal (SOA) involves carrying out detailed technical surveys of dwellings. This is to include a representative sample (30%) of all dwellings for which a comprehensive internal, external and thermal efficiency survey is to be carried out. All other dwellings on the Sutton Hill estate will have an external survey only.  
3.4
Completion of detailed surveys of a representative sample across all dwelling types will help to ensure that potential options for housing improvements are actually deliverable. The external surveys will help verify projections made from the full surveys and will also identify any problem premises. 

3.5
It is important to get this part of the preparatory work right because the more detailed the SOA the more certain we can be about proposed solutions and their costs. 

3.6
Late in 2007 a company (‘the company’) secured a contract through competitive tender to undertake a comprehensive cross-tenure stock condition survey across the borough. That work was completed to a high standard and consequently ‘the company’ were commissioned through an extension of contract to review and update the Council’s housing renewal strategy and the Housing Assistance Policy (anticipated Cabinet report in February 2009). 
3.7
A contract for an SOA in Sutton Hill would ordinarily be tendered in accordance with the Council’s contract standing orders as set out in the constitution. If Cabinet is minded to waive standing orders then the requirement to seek written quotations under paragraph 8 of Appendix 2 to the Contract Procedure will be replaced by negotiations with ‘the company’ as a preferred service supplier. Estimated costs for this work are £36,000. A summary of advantages / disadvantages of direct commissioning verses re-tendering are provided at Appendix 1. 
3.8
Detailed assessment of a provisional quotation already provided by ‘the company’ suggests that they are competitive on price, their track record indicates higher quality than their main competitors, they are familiar with the non-traditional construction techniques used in the former new town estates, and they are willing to start this work at relatively short-notice if it is awarded to them.  
3.9
Alternatively, if contract standing orders are observed the work is unlikely to start earlier than April or May 2009 with projected completion in July to August. This will delay commissioning of the master-planning work and may undermine public confidence in the Council’s commitment to regenerating Sutton Hill.

4.0
LOCAL CENTRE

4.1
The poor quality of the retail offer at the Sutton Hill local centre, together with its general condition, has been identified by local residents as one of their main concerns in an estate-wide survey carried out in mid-2008. The shops are located in a precinct some way from vehicular access. The layout of the estate, as a series of cul-de-sacs, means that the centre is not accessible to through traffic.  
4.2 Redevelopment of the local centre has been identified as one of the early opportunities to improve the estate. As the shopping area is surrounded by some pockets of poor quality and unpopular housing together with some under-used parking areas, options for the regeneration of a wider area will be investigated. Initial design principles will be prepared to form the basis of a more detailed study. 

4.3
The relationship between Sutton Hill local centre and Madeley District Centre, in the context of the on-going re-development of the latter, requires further investigation. Specifically, potential to improve the linkages between the two places will be assessed. In the first instance this will take the form of a feasibility study into a new road link. This study cannot be accommodated within existing resources and it is recommended that it is commissioned at an estimated cost of £20,000. 

4.4
In the event that further studies, that cannot be accommodated within existing resources, are required to inform the principles or the detailed design for the local centre (for example to establish the capacity of the estate to sustain retail units), it is recommended that authority to undertake these is delegated to the Corporate Director: Environment & Regeneration in consultation with the Cabinet Member for Regeneration.
5.0
ACQUISITION AND DEMOLITION OF PROPERTIES
5.1
The poor condition of a number of properties across the estate has been identified by residents as a key concern. These include vacant and severely fire-damaged properties. Over the past year, officers have been focussing on these vacant properties and, working with the property owners, have ensured that some are brought back into use. 
5.2
However, the most severely fire-damaged properties could not be brought back into use economically, and in the case of a number of these the Council has agreed that acquisition and demolition is the most appropriate solution. Cabinet on 12/05/08 endorsed a range of measures to move this forward.

5.3
Since that Cabinet meeting, an opportunity has arisen to acquire two further properties to ensure that a comprehensive approach is taken to these vacant properties. It is recommended that authority is granted to acquire and subsequently demolish these two additional dwellings.
6.0
IMMEDIATE IMPROVEMENTS PROGRAMME

6.1
Locality management in South Telford has put community engagement and involvement at the heart of the Sutton Hill project. The engagement and empowerment of local communities is a way of helping to achieve sustainable regeneration and community cohesion.  Involvement of local people in shaping the future of their community can help to secure local ownership, a sense of belonging and pride of place.  Local people have a wealth of information when developing local solutions to local problems therefore these principles should be used when drawing up plans for regeneration projects.

6.2
There are four strands of community engagement that are being built into the delivery of the regeneration programme:

· Informing communities of plans, progress and possible problems

· Consulting communities at all stages of the design process

· Supporting local people in taking action to regenerate their communities

· Working with local people to support them in making decisions to regenerate their communities
6.3
Officers have been working closely with a group of Sutton Hill residents over the past year to support their developing role in the regeneration of the estate. Amongst a wide range of issues discussed with the residents has been the suggestion that a small budget be established to enable “immediate improvements” to be achieved. At present the nature and extent of the immediate improvements has not been discussed with residents, and no budgets or protocols have been developed. 
6.4
If Cabinet wishes to support the principle of this approach, it is recommended that authority is delegated to the Corporate Director: Environment and Regeneration and the Cabinet Member for Regeneration to agree a budget and protocols for an immediate improvements programme for Sutton Hill. This could then be reported back to a future Cabinet meeting for information. For budgeting purposes, it is recommended that a sum of £30,000 is made available for this programme.
7.0
OTHER CONSIDERATIONS
7.1
Legal Comment 
7.1.1
As the estimated cost for the stock options appraisal is £36,000 this will constitute a Level 2 contract which normally requires 3 quotes under the Council’s Contract procedure Rules. However, Cabinet is able to waive the requirement for 3 quotes down to 1 under paragraph C.1.(a) of those rules.
7.1.2 
Under section 17 of the Housing Act 1985 (the Act) the Council may acquire land for housing purposes under Part II of the Act by agreement or by CPO authorised by the Secretary of State. Case law holds that the section 18 duty under the Act to ensure that houses acquired under section 17 are brought into use as soon as practicable does not apply to houses purchased for demolition as part of a development.

It should be noted, however, that:

· land purchased under section 17 of the Act for housing purposes under Part II of the Act may not be used for any other purpose without the consent of the Secretary of State, and 

· section 17 powers relate to acquisition only and any other necessary consents/permissions, e.g. planning permission for demolition, will have to be obtained.  

This report seeks authority for the Head of Asset and Property Management to exercise section 17 powers in respect of the two dwellings to be acquired for demolition. All legal documents to be agreed and executed by the Head of Legal Services.

7.1.3
In the event of the proposed link road going ahead any necessary planning permissions or other consents will have to be obtained together with necessary authorities for any land acquisitions.

7.2
Financial Comment

7.2.1
In order to present a comprehensive view of the financial implications of the courses of action recommended, the costs need to be firmed up.  The table below details the expenditure information held so far:

	
	Capital
	Capital
	Revenue
	Revenue

	
	2008/09
	2009/10
	2008/09
	2009/10

	(i)
	Stock Options Appraisal


	£36,000
	
	
	

	(ii)
	Feasibility Study – Link road


	
	£20,000
	
	

	(iii)
	Studies associated with improvement of local centre
	
	£50,000
	
	

	(iv)
	Acquisition and demolition of two further dwellings in Sutton Hill
	£150,000 (estimated)
	
	
	

	(v)
	Fund for ‘immediate improvements’


	
	
	£10,000

(estimate)
	£20,000

(estimate)

	
	Total
	£186, 000
	£70,000
	£10,000
	£20,000


7.2.2
Notes on the proposals in the table above:


(i) The recommendation to waive the constitutional requirement to tender is allowed within the council’s constitution, and as all contracts awarded to ‘the company’ including the stock option appraisal is singularly and cumulatively below the European Service Contracts threshold of £139,893 then a waiver will not break European regulations.

The stock option appraisal will be funded from existing capital resources held by ACC in 2008/09.  By waiving the constitutional requirements to tender, it is imperative that value for money is seen to be delivered by the contractor and evidence to this effect should be documented.

(ii) – (iv) If the project goes ahead then these areas of expenditure can be funded from capital resources; however should these become abortive or spending to assess feasibility only, then they should be reclassified as revenue expenditure.

(v) This is revenue expenditure and needs funding from the revenue budget. There is not currently any identified provision for this expenditure in the revenue budget strategy.  

7.2.3
The only identified funding stream available for funding the recommended actions above is £4 million in the approved 3 year capital programme 2008-2011 for the regeneration of South Telford Local Centres.  This is currently £2 million in 2009/10 and a further £2 million in 2010/11.  This is capital resource funded by Prudential Borrowing and should be used for capital expenditure only, and should be backed up with a project appraisal demonstrating the business case and an evaluation of the options. 

7.2.4
There may therefore be some exposure to revenue expenditure which is unfunded in existing revenue budgets and is not a consideration of the current budget strategy 2009-2012 which is now being consulted upon.

7.3
Equality & Diversity – There are no equalities & diversity implications arising from recommendations set out in this report.
7.4
Environmental Impact – Proposals set out in this report are intended to improve the environment and amenity within the Sutton Hill estate. 
7.5
Links with Corporate Priorities – Proposals to regenerate areas within Sutton Hill has links to all of the Council’s priorities. 
7.6
Opportunities & Risks – Proposals set out in this report have been carefully considered. There are two key risks:- 

· the first relates to potential for criticism about a perceived loss of transparency in the way contracts are let if the stock options appraisal is directly commissioned rather than tendered. 

On balance there are good reasons for directly commissioning this work through ‘the company’. However, recognising potential for future demand it is proposed to put into place at the earliest opportunity arrangements to seek tenders for a call-off contract for this type of work for a five year period; 
· The second concern relates to risks around a new contractor (if a tendered procedure is followed) being less familiar with non-traditional construction techniques used in Sutton Hill that may result in stock options being put forward that are either more costly or not deliverable.  

This risk is considered small because it is likely to manifest itself in the form of delays to completion of the stock options appraisal whilst the contractor familiarises himself with the construction form and develops new options for remedial measures
7.7
Ward Implications – Cuckoo Oak Ward.

7.8
Background Papers – Cabinet report of 12/05/08. 

Report prepared by Mike Atherton, Head of Prevention & Protection Tel: 01952 (3)81800 or email: mike.atherton@telford.gov.uk and Will Schofield (Transforming Telford) email: will.schofield@telford.gov.uk or Tel: 01952 (5)67570 
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 Appendix 1
Stock Options Appraisal

Summary of advantages / disadvantages for direct commissioning versus tendering of the stock options appraisal work:-
	
	Direct Commissioning
	Tendering Procedure
	Actions to mitigate disadvantages

	Advantages
	· Contractor is familiar with Telford & dwelling types in Sutton Hill;
· Previous work completed to a high standard;

· Existing data sets for ~70 inspections in Sutton Hill

· Avoids costs of re-tendering works

· Timescale for completion reduced by 3 to 4 months;

· Master-planning & public consultation can start earlier.

	· Re-tendering offers a more transparent process for expenditure of public funds;

· Re-tendering may offer a cheaper option;

· Can use existing data sets (but may need to review / re-inspect some dwellings);


	Detailed assessments:-

· Tender evaluation for stock condition survey shows ‘the company’ rates are broadly comparable with main competitors

· Ditto shows ‘the company’ to be significantly better than main competitors on quality assessment;
· ‘the company’ provisional quote scrutinised closely to ensure requirements of the SOA brief are met;
· Initial negotiations have reduced specific rates shown to be significantly higher than stock survey quotes;

· Deletion of aspects of the work programme where they can be delivered more cost effectively internally (e.g. organising resident meetings);

· Minimising potential for additional ‘unforeseen’ works from the outset.


	Disadvantages
	· Re-tendering may offer a cheaper option;


	· Contractor may not be familiar with Telford /  Sutton Hill or dwelling types;
· Timescale for completion increased by 3 to 4 months;

· Potential for duplication of some inspections;

· Will delay public engagement in master-planning by 3 to 4 months

· Loss of ‘the company’s acquired local knowledge; 
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