
Committee Agenda   

1 

 

 
Council Housebuilding Cabinet Committee 
Wednesday, 10th July, 2013 
 
You are invited to attend the next meeting of Council Housebuilding Cabinet Committee, 
which will be held at:  
 
Committee Room 1, Civic Offices, High Street, Epping 
on Wednesday, 10th July, 2013 
at 7.00 pm . 
 Glen Chipp 

Chief Executive 
 

Democratic Services 
Officer 

Jackie Leither 01992 564756 
Email: democraticservices@eppingforestdc.gov.uk 

 
Members: 
 
Councillors D Stallan (Chairman), R Bassett, W Breare-Hall, Ms S Stavrou and G Waller 
 
 
 

 
MEMBERS ARE REQUESTED TO BRING THEIR COPIES TO THIS MEETING OF 

THE DESIGN STANDARDS HANDED OUT AT THE LAST MEETING 
 

 
 

 1. APOLOGIES FOR ABSENCE   
 

 2. DECLARATIONS OF INTEREST   
 

  (Assistant to the Chief Executive) To declare interests in any item on this agenda. 
 
 

 3. MINUTES  (Pages 5 - 10) 
 

  To confirm the minutes of the last meeting of the Committee held on 14 March 2013. 
 

 4. DEVELOPMENT AGENCY CONTRACT WITH EAST THAMES GROUP   
 

  The legal contract between Epping Forest District Council and East Thames for 
development agency services has been finalised and agreed. It is currently in the 
process of being signed/sealed by both parties and should be completed in advance 
of the meeting. An oral report on the position will be given at the meeting. 
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 5. AFFORDABLE RENTS POLICY  (Pages 11 - 16) 
 

  (The Director of Housing) To consider the attached report (CHB-001-2013/14). 
 

 6. FUNDING THE COUNCIL HOUSEBUILDING PROGRAMME  (Pages 17 - 26) 
 

  (The Director of Housing) To consider the attached report (CHB-002-2013/14).  
 

 7. DEVELOPMENT STRATEGY  (Pages 27 - 84) 
 

  (The Director of Housing) To consider the attached report (CHB-003-2013/14).  
 

 8. PHASE 1 FEASIBILITY REPORTS  (Pages 85 - 242) 
 

  (The Director of Housing) To consider the attached report (CHB-004-2013/14).  
 

 9. PROCUREMENT OF WORKS CONTRACTOR  (Pages 243 - 262) 
 

  (The Director of Housing) To consider the attached report (CHB-005-2013/14).  
 

 10. RISK REGISTER  (Pages 263 - 264) 
 

  (The Director of Housing) To consider the attached report (CHB-006-2013/14).  
 

 11. ANY OTHER BUSINESS   
 

  Section 100B(4)(b) of the Local Government Act 1972, together with paragraphs 6 and 
25 of the Council Procedure Rules contained in the Constitution require that the 
permission of the Chairman be obtained, after prior notice to the Chief Executive, 
before urgent business not specified in the agenda (including a supplementary agenda 
of which the statutory period of notice has been given) may be transacted. 
 
In accordance with Operational Standing Order 6 (non-executive bodies), any item 
raised by a non-member shall require the support of a member of the Committee 
concerned and the Chairman of that Committee. Two weeks’ notice of non-urgent 
items is required. 
 

 12. EXCLUSION OF PUBLIC AND PRESS   
 

  Exclusion: To consider whether, under Section 100(A)(4) of the Local Government 
Act 1972, the public and press should be excluded from the meeting for the items of 
business set out below on grounds that they will involve the likely disclosure of exempt 
information as defined in the following paragraph(s) of Part 1 of Schedule 12A of the 
Act (as amended) or are confidential under Section 100(A)(2): 
 
Agenda Item No Subject Exempt Information 

Paragraph Number 
Nil Nil Nil 

 
The Local Government (Access to Information) (Variation) Order 2006, which came 
into effect on 1 March 2006, requires the Council to consider whether maintaining the 
exemption listed above outweighs the potential public interest in disclosing the 
information. Any member who considers that this test should be applied to any 
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currently exempted matter on this agenda should contact the proper officer at least 24 
hours prior to the meeting. 
 
Confidential Items Commencement: Paragraph 9 of the Council Procedure Rules 
contained in the Constitution require: 
 
(1) All business of the Council requiring to be transacted in the presence of the 

press and public to be completed by 10.00 p.m. at the latest. 
 
(2) At the time appointed under (1) above, the Chairman shall permit the 

completion of debate on any item still under consideration, and at his or her 
discretion, any other remaining business whereupon the Council shall proceed 
to exclude the public and press. 

 
(3) Any public business remaining to be dealt with shall be deferred until after the 

completion of the private part of the meeting, including items submitted for 
report rather than decision. 

 
Background Papers:  Paragraph 8 of the Access to Information Procedure Rules of 
the Constitution define background papers as being documents relating to the subject 
matter of the report which in the Proper Officer's opinion: 
 
(a) disclose any facts or matters on which the report or an important part of the 

report is based;  and 
 
(b) have been relied on to a material extent in preparing the report and does not 

include published works or those which disclose exempt or confidential 
information (as defined in Rule 10) and in respect of executive reports, the 
advice of any political advisor. 

 
Inspection of background papers may be arranged by contacting the officer 
responsible for the item. 
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EPPING FOREST DISTRICT COUNCIL 
COMMITTEE MINUTES 

 
Committee: Council Housebuilding Cabinet 

Committee 
Date: Thursday, 14 March 2013 

    
Place: Committee Room 1, Civic Offices, 

High Street, Epping 
Time: 7.30  - 10.10 pm 

  
Members 
Present: 

D Stallan (Chairman), W Breare-Hall, Ms S Stavrou and G Waller 
  
Other 
Councillors: 

Ms J Hart 
  
Apologies: Councillor R Bassett 
  
Officers 
Present: 

A Hall (Director of Housing), P Pledger (Assistant Director (Property and 
Resources)), G Lunnun (Assistant Director (Democratic Services)) and 
J Leither (Democratic Services Assistant) 

  
Also in 
attendance: 

Georg Hermann (East Thames Group, Senior Project Manager), Trevor 
Burns (East Thames Group) and Ian Collins (Pellings LLP) 
 

 
 

1. DECLARATIONS OF INTEREST  
 
There were no declarations of interest pursuant to the Council’s Code of Member 
Conduct. 
 

2. INTRODUCTION  
 
The Assistant Director of Housing introduced representatives of East Thames and 
Pellings to the Committee. 
 

3. TERMS OF REFERENCE  
 
The Committee noted its Terms of Reference. It was pointed out that apart from one 
matter, the Cabinet had given authority to this Committee to make decisions which 
would be subject to call-in. The exception was for the Committee to report to Cabinet 
annually on the Development Strategy for the House Building Programme. 
 
The Chairman emphasised that this was a preliminary meeting at which no 
substantive decisions would be taken. 
 

4. BACKGROUND TO THE DEVELOPMENT AGENCY PROCUREMENT AND 
APPOINTMENT  
 
The Director of Housing reported that the Cabinet had agreed to appoint 
development agents, East Thames to oversee the Housebuilding project.  
 
Members noted that there would be three stages of the development agent’s role in 
respect of the development of individual sites. 
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(a) Stage 1 – Initial Feasibility and Financial Appraisal 
 

EFDC would provide a list of sites to East Thames who would undertake 
development and financial appraisals for each site and make 
recommendations to this Cabinet Committee to consider. The sites that the  
Committee considered viable to develop would progress to Stage 2. 
 

(b) Stage 2 – Planning 
 

East Thames would prepare planning applications for each site and submit 
them to the Planning and Economic Development Directorate. Schemes 
which were refused would be revised as necessary by East Thames. 

 
(c) Stage 3 – Post Planning 
 

East Thames would procure and manage the works on each site; when 
finished they would hand back the sites with completed properties to EFDC 
who would own, manage, maintain, let and collect the rents. 
 

The Director of Housing informed the Committee that he had spoken about this 
project at a number of national conferences and handed out a copy of his 
presentation for members’ background information.  
 

5. POTENTIAL EFDC DEVELOPMENT SITES  
 
The Committee received a copy of the report submitted to the Cabinet on 23 July 
2012 regarding potential development sites as background information. 
 
Members noted that there was a Primary Llist of potential garage sites across the 
district (which would be considered for development first) with over 20% of the 
garages vacant, five small areas identified as having development potential and one 
garage site with structural problems. It was also noted that there was a Reserve List 
comprising of small garage sites (six or less garages) with no current vacancies but 
having a difficult to let history and other garage sites with more than six garages, a 
vacancy rate of less that 20% and no waiting list. 
 

6. HOUSEBUILDING PROGRAMME - STRATEGIC APPROACH  
 
The Assistant Director of Housing reported that two sites had already been identified 
as, potentially, being included within the first year of development: 
 

(i) The site of the former Red Cross building, Roundhills, Waltham 
Abbey, which had received grant funding for development from the 
Harlow Growth Area Fund and was supported by the Roundhills 
Residents Association. It was noted that the site had a large surface 
water sewer under it; and 

 
(ii) Marden Close, Chigwell, consisted of 20 vacant bedsits to be 

converted into 10 one bedroomed flats. 
 

Other sites were also being considered, potentially, for the first year too. Members 
noted that overall, 60 sites had been identified in the district; East Thames and 
Pellings would visit all of the sites and feasibility studies would be undertaken on 
each site. This would identify the programmes of development. 
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The Assistant Director of Housing reported that full details of proposals for Phase 1 
would be reported to the next meeting. 
 
The Committee was advised that a meeting had been held with Planning Officers to 
discuss what they would expect. It had been identified that the biggest issue would 
be parking. Where required, garage use studies could be undertaken to see where 
existing garage tenants lived and if necessary. In any event, existing garage users 
would be offered an alternative garage rental nearby. 

 
 The Assistant Director of Housing reported that parking standards for each site could 

be specified by the Committee but should be set in line with the Essex Design Guide.  
 
 Members noted that Essex County Council’s former highways agents, Mouchel, had 

previously commissioned a survey of garages which found that 78% of garages were 
used for purposes other than parking. The outcome of this survey formed part of the 
County Council’s Parking Standards. 
 

7. MARDEN CLOSE CONVERSION SCHEME  
 
The Assistant Director of Housing advised the Committee that Marden Close, 
Chigwell Row consisted of 20 vacant bedsits, which had proven difficult to let to the 
older generation. He informed the Committee that the Council was the leaseholder, 
not the freeholder and the Cabinet had resolved to convert the bedsits into 10 one 
bedroom flats for the remainder of the lease, which was around 45 years. 
 
Members noted that there was another building on the site, Faversham Hall, and the 
ground floor of Faversham Hall had been offered to Chigwell Parish Council with a 10 
year lease. 
 

8. FUNDING THE HOUSEBUILDING PROGRAMME  
 
The Director of Housing reported on the main sources of funding for the 
Housebuilding programme. Members noted that the primary source would be the 
budget provision made in the HRA Capital Programme, funded by the loan from the 
Public Works Loan Board (PWLB). In addition funding would be available as a result 
of: 

• One-for-One Right to Buy Replacements; 
• Public Works Loan Board Loans; 
• Section 106 contributions; 
• Grants from the Homes and Communities Agency; and 
• Sales of HRA sites and property. 

 
The Director of Housing advised that each financial appraisal produced by East 
Thames would specify if a subsidy was required, the amount of the subsidy and the 
source of funding. Members noted that East Thames would maintain and report to 
the Committee at each meeting on the overall commitments and amounts remaining 
from each source. 
 
 RESOLVED: 
 

That a report be submitted to the next meeting on the use of the Section 106 
contributions. 
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9. SECURING HCA INVESTMENT PARTNER STATUS FOR EFDC  
 
East Thames reported that they had HCA Investment Partner Status. However, it 
was also possible for the Council to seek this status which would enable bids to be 
possibly submitted for funding in the future. Part of the Development Agent’s role was 
to seek Investment Partner status with the HCA. 
 
The Portfolio Holder queried whether the sites would have to be identified when 
seeking funding. 
 
The Development Agent replied that a bid could be made for an unnamed site, for a 
number of units, if and when the bid was granted then the sites would have to be 
named. 
 
 RESOLVED: 
 

That consideration be given at the next meeting to the submission of an 
application for HCA Investment Partner status. 

 
10. DEVELOPMENT AND FINANCIAL APPRAISALS  

 
The Committee were advised that there would be three levels of assessment. 
 
(a) Feasibility study which would determine what can be physically built on each 

site;  
 
(b) Financial viability assessment which would determine if it would be financially 

viable to build on the site; and 
 
(c) Investment approval which would be determined by the Committee having 

regard to the other two levels. 
 
Members considered a proposed format for the financial appraisals and reports to 
future meetings. 
 
The Committee were advised that the appropriate Ward Members would be invited to 
attend future meetings when specific sites were under consideration. 
 
 RESOLVED: 
 

The proposed format for the financial appraisals and reports be agreed for the 
first scheme and reviewed thereafter. 

 
11. USE OF EAST THAMES' STANDARD DOCUMENTS FOR HOUSEBUILDING 

PROGRAMME  
 
(a) Framework Agreements for Works 
 

Deferred for consideration at the next meeting.  
 
(b) Design Standards 
 

The Committee received an East Thames Design Guide and noted that 
officers had cross referenced the standards contained therein with those 
included in the Essex Design Guide which, together with the Essex Parking 
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Standards, guided the Council as a local planning authority on making 
decisions about residential developments. 
 
Members stressed the importance of achieving energy efficiency and taking 
account of the local environment. 
 
RESOLVED: 
 
That a report be submitted to the next meeting to enable the Committee to 
determine the Council’s own Design Standards, based on East Thames’. 

 
12. AFFORDABLE RENTS POLICY  

 
Deferred for consideration at the next meeting. 
 

13. DEVELOPMENT STRATEGY  
 
Deferred for consideration at the next meeting. 
 

14. RISK REGISTER  
 
Ian Collins reported that Pellings would develop both a strategic risk register from the 
Programme and individual risk management schedules for individual sites. There 
would be a live document that information could be fed into and Pellings would 
manage the document so that risks could be assessed early on in the programme. 
 
Members noted that the risk management schedules would operate as: 
 

• Red - Live Risk 
• Amber - Dealt with 
• Green - Resolved 

 
The contractor would then take over the management of the document and Pellings 
would monitor the progress. 
 

15. CABINET COMMITTEE MONITORING ARRANGEMENTS  
 
Deferred for consideration at the next meeting.  
 

16. FREQUENCY OF MEETINGS  
 
The Committee was advised that once the preliminary arrangements had been 
agreed it was anticipated that meetings would be held approximately every other 
month as and when feasibility studies were received. 
 
 RESOLVED: 
 

That the officers would determine the frequency of the meetings in liaison with 
the Chairman. 
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17. DATE OF NEXT MEETING  
 
The Committee noted that the date of the next meeting would be dependent on the 
deadline for the submission of a bid for the Council to obtain HCA Investment 
Partners Status. 
 
 RESOLVED: 
 
 That future meetings commence at 7pm. 
 

 
 

CHAIRMAN 
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Report to the Council Housebuilding 
Cabinet Committee 
 
Report reference:   CHB-001-2013/14 
Date of meeting: 10 July 2013 

 
Portfolio: 
 

Housing – Cllr David Stallan 
Subject: 
 

Affordable Rents Policy – Council Housebuilding Programme 
Responsible Officer: 
 

Alan Hall, Director of Housing  (01992 564004) 
Democratic Services Officer: Jackie Leither  (01992 564756) 

 
 

Recommendations: 
 
(1) That the Cabinet’s previous decision that “affordable rents’ should be charged for 
Council properties built under the Council’s Housebuilding Programme be re-affirmed;
  
(2) That when such properties are (re)let, the Council’s affordable rents be set at a level 
equivalent to the lowest of: 
 

(a) 80% of market rents for the locality in which the property is situated, as 
assessed by the Council’s Estates and Valuations Division; 

 
(b) The Local Housing Allowance level for the Broad Market Rental Area in 

which the property is situated; and 
 
(c) A rent cap of £180;  

 
(3) That affordable rents be increased annually by the Retail Price Index (as at the 
preceding September) + 0.5% (or any other maximum increase determined by the 
Government), until the tenant vacates, when the affordable rent will be re-based in 
accordance with the Homes and Communities Agency’s (HCA’s) Affordable Rent Model 
and the policy at (2) above; and 
 
(4) That the Council’s rent cap level be reviewed annually and set out within the Rents 
Strategy Chapter of the HRA Business Plan each year.  
 
Executive Summary: 
 
The Cabinet has previously agreed that “affordable rents” should be charged for the 
properties built under the Council’s Housebuilding Programme, which will be higher than the 
“social rents” charged for the Council’s existing properties. 
 
It is necessary for the Council to adopt a policy, explaining its approach to how affordable rent 
levels will be set, within the HCA’s Affordable Rent Model.  The maximum affordable rent is 
80% of the market rent for the same type of property in the same locality, including service 
charges. 
 
The report proposes an approach to how the Council should set its affordable rents.   
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Reasons for Proposed Decision: 
 
It is necessary for the Council to adopt a policy, explaining its approach to how affordable rent 
levels will be set, within the HCA’s Affordable Rent Model. 
 
Other Options for Action: 
 
The other main options are: 
 
(a)  The Council could set rents at a lower level than 80% of market rents – but this would 
have implications for the viability of new developments. 
 
(b)  No reference could be made to the LHA level – but this could result in rents not being 
covered in full for tenants in receipt of housing benefit. 
 
(c)  No rent cap is imposed, or a lower or higher rent cap could be adopted.  However, if a 
higher rent cap is adopted, it could have implications for tenants in receipt of housing benefit 
when Benefit Caps are introduced under the welfare reforms.  If a lower rent cap is adopted, it 
could affect the financial viability of developments. 
 
Background 
 
1. Councils and, until recently, housing associations generally charge “social rents” for their 
properties.  These are set in accordance with a Government formula, based on: 
 

• Property value; 
• Average earnings for the county; and 
• Property size 
 

2. The Government’s Rent Convergence Policy (which has been adopted by the Council), 
seeks to ensure that (within a 5% tolerance) similar rents are charged for the same type of 
property in the same location, irrespective of whether the landlord is a council or a housing 
association. 
 
3. The Government’s target date for convergence to be achieved across the country is April 
2015.  However, the Council’s target is to achieve rent convergence by April 2017 – although 
it should be noted that many of the Council’s properties will not reach their target rent by April 
2017, because to do so would breach the Government’s maximum annual rent increase for 
individual properties, which is currently RPI + 0.5% + £2 per week.  As part of the 
Government’s Comprehensive Spending Review (CSR) announced on 26th June 2013, the 
Government stated that social rents can be increased by the Consumer Prices Index (CPI) + 
1% per annum from April 2015 for at least the following 10 years.  
 
4. To enable the Government to significantly reduce the amount of grant required to develop 
new affordable housing, the Homes and Communities Agency (HCA – the Government 
agency that funds and regulates all registered providers of housing, which includes the 
Council) has said that all new affordable rented homes built by housing associations and 
councils with grant from the HCA must charge “affordable rents”.  Even if HCA grant is not 
provided, in order to minimise the amount of subsidy required from other sources, most 
developing housing associations now charge affordable rents for newly-developed affordable 
rented housing.  It should be noted that the formal approval of the HCA must be obtained 
before a Council or a housing association can charge affordable rents, but this is generally 
forthcoming. 
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5. In addition, the HCA expects registered providers who have funding contracts with the 
HCA to also convert the rents of a proportion of re-lets to vacant properties (usually around 
1/3) from social rents to affordable rents when they are re-let, and to use the additional rent to 
fund its new developments.  This is to reduce a developing housing association’s reliance on 
grant from the HCA. 
 
6. Affordable rents are defined by the HCA as being up to 80% of market rents (including 
service charges).  Very generally, social rents are usually around half the level of market 
rents.  Once properties are let, the HCA’s Affordable Rent Model states that affordable rents 
can be increased annually by a maximum of RPI (as at the preceding September) + 0.5%, 
until the property is vacated.  On re-let, the rent has to be re-based in accordance with policy 
and market rents at that time.  Although at the time of the Government’s CSR announcement, 
information and certainty was given about future rent increases for social rents, it made no 
reference to future rent increases for affordable rents.  Further information on this may be 
provided in advance of the Cabinet Committee meeting, in which case an oral update will be 
given. 
 
7. The Cabinet has already agreed in principle to charge affordable rents for the Council’s 
Housebuilding Programme.  This is for two main reasons: 
 

(a) To ensure that developments are viable, since they would require significant 
subsidy if social rents were charged instead of affordable rents; and 

 
(b) To charge similar rents for similar newly-built affordable rented properties as 

housing associations are charging for their new developments – i.e. to provide 
“an even playing field”. 

 
8. However, when charging affordable rents for the Housebuilding Programme, there are 
some issues that members need to understand, as follows: 
 

(a) The Council will be charging significantly different (i.e. higher) rents for properties 
built under its Housebuilding Programme, compared to all the Council’s current 
properties (which are let at social rents); 

 
(b) It is likely that only applicants either with reasonable incomes or in receipt of 

housing benefit will be able to afford newly-built properties, let at affordable rents.  
Working applicants on lower incomes, but who are ineligible for housing benefit, 
are likely to struggle to pay affordable rent levels, and are therefore more likely 
not to bid for them through the Choice Based Lettings Scheme, and only bid for 
existing Council properties let at social rents. 

 
(c) If an affordable rent is charged at a level that is higher than the “Local Housing 

Allowance” (LHA) for the “Broad Market Rental Area” (BMRA) in which the 
property is situated (set by the Rent Officer Service, based on the 30th percentile 
of market rents in the BMRA), the difference between the rent and the LHA 
cannot be met from housing benefit.  Therefore, if a tenant is in receipt of 
housing benefit, they have to pay the difference between the LHA and the 
affordable rent themselves. 

 
(d) The Government’s welfare reforms will result in some affordable rents being 

unaffordable to those on benefits (i.e. universal credit) if 80% of market rents are 
charged – mainly larger families in larger properties.  For this reason, housing 
associations and councils who charge affordable rents generally have a rent cap, 
which limits the maximum rent that can be charged, in order for rents to be 

Page 13



affordable to any tenant in receipt of housing benefit (or universal credit).  This is 
covered in more detail below. 

 
9. Since the Council has determined that affordable rents should be charged for properties 
built through its Housebuilding Programme, an Affordable Rent Policy needs to be adopted 
explaining the approach to how Council rents will be set.  The Policy needs to be agreed at 
this meeting, since East Thames, the Council’s Development Agent, needs to know the rent 
levels to input into their financial appraisals for the Council’s potential development sites, the 
first of which are due to be considered at this meeting. 
 
Proposed Affordable Rent Policy 
 
10. The approach that most housing associations take (who have now been operating 
affordable rents for some time) is to set affordable rents at the lowest of three factors: 
 

• 80% of the market rent for the property; 
• The LHA level for the property within the BRMA; or 
• A self-imposed rent cap – that avoids any tenants losing money as a result of the 

introduction of the Government’s Benefits Cap under the welfare reforms 
 

11. The rent cap adopted by most housing associations that have one, generally takes 
account of the Government’s new Benefits Cap level (£500 per week for couples and single 
people with children and £350 per week for single people without children) and tenants’ 
estimated living costs.  Rent caps adopted by the Council’s Preferred Housing Association 
Partners vary, between £180 and £225 per week.  It is officers’ view that, for the Epping 
Forest District, a rent cap of £180 per week would be appropriate, bearing in mind that an 
affordable rent at this level would be significantly higher than the social rents charged by the 
Council for its existing properties. 
 
12. It is worth noting that, for the proposed developments within Package 1 of the Council 
Housebuilding Programme (reported to the Cabinet Committee as a later agenda item), the 
proposed Affordable Rent Policy has been applied and that, as a result, it has been necessary 
for the rents of all the 3-bedroomed houses (10 properties on two sites) to be set at the 
proposed rent cap of £180 per week. 
  
13. Therefore, it is proposed that the Affordable Rent Policy set out at the commencement of 
the report be adopted. 
 
Resource Implications: 
 
The Affordable Rent Policy has a direct bearing on the rental income received for new 
developments, and their financial viability.  The higher the rents are set, the greater the 
income and the less subsidy is required from other sources (e.g. capital receipts from Right to 
Buy sales, Section 106 contributions etc). 
 
Legal and Governance Implications: 
 
Formal approval from the HCA will be required before affordable rents can be charged, but 
this is generally forthcoming. 
 
Safer, Cleaner and Greener Implications: 
 
None. 
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Consultation Undertaken: 
 
The Council’s Preferred Housing Association Partners have been consulted on their approach 
to affordable rents. 
 
East Thames, the Council’s Development Agent, has been consulted on the contents of this 
report, and their comments have been taken into account. 
 
Background Papers: 
 
None 
 
Impact Assessments: 
 
Risk Management 
 
Since the Affordable Rent Policy has a direct bearing on the rental income received for new 
developments, the greatest risks are that either new developments become unviable as a 
result (if rent levels are too low) or too many housing applicants are unable to afford the rents 
(if they are too high). 
 
These risks are mitigated by the Council being able to learn from the experiences of housing 
associations, who have been charging affordable rents for some time.  The risk of setting 
rents too high is mitigated by the proposed rent cap, which should avoid any properties being 
unaffordable to tenants in receipt of housing benefit.  It is proposed that the rent cap level is 
reviewed annually. 
 
Since the Cabinet Committee will consider and sign-off financial appraisals for every proposed 
development, the financial effects of the Affordable Rent Policy can be monitored.  If, over 
time, a problem is identified, the Cabinet Committee can review its policy. 
  
Equality and Diversity: 
 
Did the initial assessment of the proposals contained in this report for 
relevance to the Council’s general equality duties, reveal any potentially 
adverse equality implications? 
 

 No 

Where equality implications were identified through the initial assessment 
process, has a formal Equality Impact Assessment been undertaken? 
 

 N/A 

 
What equality implications were identified through the Equality Impact Assessment process? 
 
It should be noted that an Equality Impact Assessment has already been formulated for 
Housing Strategy and Development. 
 
How have the equality implications identified through the Equality Impact Assessment been 
addressed in this report in order to avoid discrimination against any particular group? 
 
N/A 
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Report to the Council Housebuilding 
Cabinet Committee 
 
Report reference:   CHB-002-2013/14 
Date of meeting: 10 July 2013 

 
Portfolio: 
 

Housing – Cllr David Stallan 
Subject: 
 

Funding the Council Housebuilding Programme 
Responsible Officer: 
 

Alan Hall, Director of Housing  (01992 564004) 
Democratic Services Officer: Jackie Leither  (01992 564756) 

 
 

Recommendations: 
 
(1) That the following sources of funding be utilised, in addition to the loan provisions 

received from the Public Works Loan Board, to provide the required subsidies for 
the Council Housebuilding Programme: 

 
(a) Capital receipts from additional Right to Buy (RTB) sales, that must be utilised 

for new housebuilding (in accordance with the Council’s agreement with the 
Department of Communities and Local Government (CLG));   

 
(b) All current and future financial contributions received by the Council from 

developers to fund affordable housing, through Section 106 Agreements, in lieu 
of the on-site provision of affordable housing;  

 
(c) Capital receipts from the sale of HRA land or buildings, where the Cabinet has 

specifically agreed that they should be used to help fund the Council 
Housebuilding Programme (including the capital receipts already allocated by 
the Cabinet to the Housebuilding Programme from the sale of Leader Lodge, 
North Weald and land at Millfield, High Ongar);  

 
(d) Any grant received from the Homes and Communities Agency (HCA) in the 

future, to fund the Housebuilding Programme; and 
 
(e) Any other external funding sources (e.g. the Harlow Growth Area Fund); 

 
(2) That the Cabinet Committee authorises the use and provisional level of subsidy 

required for proposed developments, through the signing-off of their financial 
appraisals, which shall include details of the estimated level of subsidy required;  

 
(3) That, once the Cabinet Committee has authorised the use and provisional level of 

subsidy required for individual developments and/or development packages, the 
Director of Housing be authorised to allocate funding from the sources listed in (1) 
above to individual developments and/or development packages – utilising the most 
appropriate source of funding for the development(s), having regard to the time 
limits within which they must be utilised - up to and in excess of the provisional level 
approved by the Cabinet Committee, once tenders to undertake the works have been 
received from contractors, subject to: 

 
 (a) The amount allocated being no more than 15% of the level provisionally 

approved by the Cabinet Committee; 
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 (b) Sufficient funds being available at the time of allocation; and 
 
 (c) The Cabinet Committee receiving a report to its next meeting on the amount of 

subsidy allocated, and its source of funding;  
 

(4) That the Cabinet Committee receives a standard report at each meeting, setting out 
the current position with regard to funding from the sources listed in (1) above, 
showing the availability, use and commitments to date; and 

 
(5) That, if the sources of funding listed in (1) above are exhausted during the course of 

the Housebuilding Programme, a report be submitted to a future meeting of the 
Cabinet on the possible sale of some of the potential development sites earmarked 
for the Programme, with or without planning permission, to generate capital receipts 
to provide a form of cross-subsidy to continue with the Housebuilding Programme. 

 
Executive Summary: 
 
Through its Terms of Reference, the Cabinet Committee has delegated authority to use various 
of sources of funding (detailed in the report) in order to develop individual sites within the 
Council’s Housebuilding Programme.  The total potential amount of funding available from these 
sources to subsidise the proposed developments in order to make them viable is around £3.3m 
(although some of this funding may not come to fruition), of which around £995,000 is currently 
available. 
 
The report considers the general approach to be taken to the utilisation of these sources of 
funding, in order to have sufficient capital resources available to meet the cost of works and fees 
for the construction of the properties. 
 
Reasons for Proposed Decision: 
 
It is important to identify and quantity the potential sources of funding for the Housebuilding 
Programme, and to have an agreed approach to their utilisation. 
 
Other Options for Action: 

 
The main options are: 
 
(a)  Not to utilise all or any of the identified potential sources of funding, or to only use some of 
the funding available from various sources – however, this may result in insufficient funding 
being available to provide the required levels of funding. 
 
(b)  Not to authorise the Director of Housing to utilise the most appropriate source of funding for 
the development(s), and to reserve approval to the Cabinet Committee – however, this could 
result in delays, which could result in time limits within which the use of the funding must be 
utilised not being met; furthermore, it is likely that sources of funding for the various 
developments may subsequently need to be switched, in order to meet all time limits and to 
ensure the most appropriate utilisation of resources. 
 
(c) Not to authorise the Director of Housing to allocate funding in excess of the provisional level 
approved by the Cabinet Committee (and reserve the allocation of an excess funding to the 
Cabinet Committee), or to amend the maximum amount that can be allocated above the level 
approved by the Cabinet Committee, or to amend the provisos to the authority given – however, 
if tenders received are higher than expected, it is likely to take some time to arrange a Cabinet  
Committee meeting to approve any additional required funding, which could delay the 
commencement on site.  It is felt that the proposed maximum level above the authorised amount 
is reasonable, bearing in mind the proposed caveats to the use of the authority.  
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(d)  Not to agree the submission of a report to a future meeting of the Cabinet, if necessary, on 
the possible sale of some of the potential development sites earmarked for the Programme in 
order to fund other developments in the Programme – however, the Cabinet has previously 
recognised that such an approach may be necessary, and it is suggested that if the other 
identified sources of funding are exhausted, it would be appropriate for the Cabinet to consider 
this option. 
 
Introduction 

 
1. As part of its Terms of Reference, the Cabinet Committee has delegated authority to use 
various of sources of funding to develop individual sites within the Council’s Housebuilding 
Programme.  Each proposed development will have a financial appraisal produced by East 
Thames, the Council’s Development Agent, which will be approved by the Cabinet Committee.  
The financial appraisal will assess the viability of the development and identify the estimated 
level of capital resources required. 
 
2. In simple terms, a scheme is considered viable if the costs of construction (and land 
acquisition, although this does not apply to the Housebuilding Programme) can be recouped 
from the rents that are received over a reasonable number of years, after taking into account the 
ongoing costs of management, maintenance and the interest payable on the loan used to meet 
the original construction costs. 
 
3. The approach proposed for the Council’s Housebuilding Programme is that the loan costs 
should be repayable within a period of 30 years, which is a generally-accepted, prudent and 
common timeframe for affordable housing developments.  However, for many of the Council’s 
developments, this will not be possible - for the following reasons: 
 

• Since the rents for affordable rented housing are lower than market rents, the rental 
income over a 30-year period may not be sufficient to repay the development’s loan 
costs; and 

 
• All of the Council’s potential development sites are very small, some only comprising one 

or two properties.  Furthermore, since many of the sites are currently garage sites, a 
number have relatively long access roads and most require demolition works, which add 
to the cost.  Therefore, the unit costs of construction for the Council’s Housebuilding 
Programme are relatively high. 

 
4. Where the development does not break even within 30 years, one option would be to simply 
extend the financial appraisal period – i.e. allow the development to take longer to break even.  
However, this is not considered to be a prudent approach to take to the programme and, in any 
event, some developments may never break even.  
 
5. To enable developments to break even within a 30-year period, some form of subsidy is 
often required, to meet some of the construction costs.  The need to provide subsidy is quite 
common for affordable housing developments; subsidies are normally provided either by 
developers (on large Section 106 sites), or through grant from the Homes and Communities 
Agency (HCA), for which the Council is not currently eligible.  
 
6. Subsidies for the Council’s Programme can come from a number of sources, and this report 
considers the various funding sources available to the Council, and proposes a strategic 
approach to the selection and use of these funding sources to ensure that all developments are 
viable, bearing in mind that the Cabinet has determined that no funding should be provided by 
the General Fund to subsidise the Housebuilding Programme. 
 

Page 19



7. Approval has been delegated to the Cabinet Committee, through its Terms of Reference, to 
use the sources of funding referred to in this report to develop individual sites within the 
Council’s Housebuilding Programme. 
 
Loan provision 

 
8. The primary source of funding for the construction costs will be from the loans the Council 
has obtained from the Public Works Loans Board.  Although most of these loans were required 
to fund the one-off debt settlement to the Government under the self-financing regime in April 
2012, sufficient headroom and capacity has been built into the HRA Financial Plan to fund the 
majority of the Housebuilding Programme. 
 
Capital receipts from Right to Buy sales – “One-for-One Replacement” Agreement with 
the CLG 
 
9. When the Government increased the maximum Right to Buy (RTB) discount to £75,000 from 
April 2012, it agreed that capital receipts from additional sales as a result of the increased 
discount could be used to fund one new affordable home for every one sold, subject to local 
authorities entering into a formal agreement with the Department of Communities and Local 
Government (CLG). 
 
10. The CLG has determined that the definition of “additional RTB sales” is those RTB sales 
above the number that the CLG assumed for each local authority when it was assessing each 
council’s debt settlement under the HRA self-financing arrangements.  For this Council, the 
numbers of sales assumed by the CLG are as follows (compared to the actual number of sales 
for previous years): 

 
      CLG’s Assumed Sales          EFDC Actual Sales 
 
 2012/13 -    9     2009/10 -  8 
 2013/14 -  10     2010/11 -  9 
 2014/15 -  11     2011/12 -  7 

 
11. Following consideration and approval by the Cabinet, the Council has entered into the 
required agreement with the CLG.  However, there are two important requirements of the 
agreement to note: 
 

• The “additional RTB capital receipts” must be spent within 3 years of the date of receipt, 
otherwise they must be returned to the CLG, with interest; and 

 
• No more than 30% of a property’s development costs can be met from these receipts. 
 

12. Although there was a small surge of additional RTB applications in April 2012, when the 
increased RTB discount was introduced, they have now dropped to an average of around 5 per 
month.  In 2012/13, there were 13 RTB sales completed, compared to the CLG’s previous 
estimate of 9 RTB sales.  Therefore, there were 4 additional RTB sales applicable under the 
CLG Agreement; the total amount available to the Housebuilding Programme from these sales 
(after deducting administration allowances) is around £240,000, an average of £60,000 per sale.  
In the first two months of the current financial year (April and May), there had already been 12 
RTB sales, which is already in excess of the CLG’s previous estimate of 10 sales for the whole 
of 2013/14. 
 
13. Since the receipts must be spent within 3 years, it is suggested that they are generally the 
first source of subsidy used for the Housebuilding Programme. 
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Financial contributions from Section 106 Agreements 
 
14. The Council’s main planning policy objective for the provision of affordable housing within 
the District is to ensure developers provide affordable housing on-site when they develop private 
sites (usually 40% of the total number of properties).  However, in exceptional circumstances, it 
is sometimes agreed that on-site affordable housing would be inappropriate. 
 
15. In such circumstances, the Council expects the developer to provide a financial contribution 
in lieu of on-site provision, to fund the provision of affordable housing elsewhere in the District.  
Unless it makes the development unviable, the required financial contribution is equivalent to the 
amount of subsidy that the developer would have had to provide if the affordable housing was 
provided on-site, and is secured by a Section 106 Agreement.  Often, the Section 106 
Agreement includes a requirement that the receipt must be used within a specified period, 
usually 5–10 years. 
 
16. Currently, the Council has received financial contributions from Section 106 Agreements 
totalling £668,000 from 3 developments to fund affordable housing, which have not yet been 
spent or allocated (so that they could be reserved and used for the Council’s Housebuilding 
Programme). 
 
17. In addition, the Council has signed 7 further Section 106  Agreements for developments, 
which require developers to provide further financial contributions to fund affordable housing 
totalling around £1.813million, which the Council will receive when/if specific development 
triggers are activated (e.g. start on site, practical completion). 
  
18. Therefore, potentially, the Council can expect to receive around £2.5million from signed 
Section 106 Agreements to fund affordable housing within the District, although it should be 
noted that some of these developments may not come to fruition within the foreseeable future, or 
even at all.  Furthermore, under the Growth and Infrastructure Act 2013, developers can apply to 
re-negotiate financial contributions required by signed Section 106 Agreements, if they consider 
that they make the development unviable. 
 
19. In the past, the Council has given financial contributions from such Section 106 
Agreements to housing associations to help fund the development of affordable housing.  This is 
because, to date, they have been the only providers of new affordable housing in the District.  
However, since the Council is now developing new affordable housing itself, and most of the 
Council’s Preferred Housing Association Partners already have access to grant funding from the 
Homes and Communities Agency - which the Council does not - it is suggested that this source 
of funding should be used by the Council in order to provide a significant source of funding for its 
Housebuilding Programme. 
 
Grant from the Homes and Communities Agency (HCA) 
 
20. Grant from the HCA for affordable housing, nationally, has reduced significantly over recent 
years, but is still available to both housing associations and local authorities and currently 
averages around £22,000 per property, although the average for rented housing will be higher.  
There has been some doubt about whether HCA grant would continue to be available beyond 
2015, but the Government’s Comprehensive Spending Review (CSR) announced on 26 June 
2013 committed over £3billion additional capital investment to deliver a further 165,000 new 
affordable homes over the 3-year period from April 2015 - although the Government has stated 
that the average grant is expected to reduce to around £18,000 per property. 
 
21. However, under current arrangements, in order to be eligible for HCA grant, providers must 
both be an Investment Partner of the HCA and have a contract with the HCA (following a bidding 
process held couple of years ago). At present, the Council meets neither of these requirements, 
so cannot access HCA grant.   
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22. However, this is the reason for requiring East Thames, as the Council’s Development 
Agent, to seek HCA Investment Partner on behalf of the Council – which East Thames will do, 
later in the year.  If Investment Partner status is achieved, it will enable the Council to bid for 
HCA funding in the future, which could be a useful source of funding. 
 
23. However, it should also be noted that, at the Chartered Institute of Housing’s Annual 
Conference the day after the Government’s CSR was announced, the Housing Minister told 
delegates that developing landlords bidding for the HCA funding from 2015 would be expected to 
enter into “something for something” deals - where they would have to find efficiencies; agree to 
the rents for an increased number of vacant properties for which social rents had previously 
been charged to be re-let at affordable rents; and dispose of more vacant properties on the open 
market; all in order to minimise the amount of HCA grant required.   Clearly, this is something 
about which the Council will need to understand more, carefully consider, and discuss 
expectations with the HCA, if it is successful in achieving Investment Partner status and 
considering a bid for HCA funding from 2015. 
 
Other external funding sources 
 
24. Occasionally, there may be opportunities to access other external sources of funding. For 
example, the Council was successful in securing £160,000 funding from the Harlow Growth Area 
Fund, through a bidding process.  This funding will provide an external subsidy of £90,000 for the 
proposed development at the former Red Cross Hall site in Roundhills, Waltham Abbey to meet 
the estimated cost of flood mitigation works.  The remaining £70,000 was received by Hastoe 
Housing Association for its development on former Council-owned land at Millfield, High Ongar 
(see below), which increased the amount Hastoe was able to pay the Council for the land by the 
same amount.   
 
Sales of HRA land 
 
25. The Cabinet has already agreed that the capital receipts from the following two sales of 
HRA land and buildings can be used, in full, to provide a source of funding for the Housebuilding 
Programme: 
 

Leader Lodge, North Weald (former Homeless Hostel Manager’s accommodation) – This 
is expected to be sold in the near future for the sum of £515,000, plus an overage payment 
of £85,000 for each additional property built on the site by the developer 
 
Millfield, High Ongar - £87,000 has already been received from Hastoe HA for the 
purchase of the Council’s land at Millfield, High Ongar, for the development of four straw 
bales houses. 

 
26. Finally, if all of the above forms of subsidy are exhausted, the Council could sell some of its 
development sites intended for the Housebuilding Programme (either with or without planning 
permission), and use the capital receipt to cross-subsidise developments on other sites.  Such a 
course of action would have to be agreed by the full Cabinet and, of course, the disadvantage of 
such an approach, is that the Council would lose sites from its Housebuilding Programme, which 
should be avoided if possible. 
 
Conclusion and prioritisation of the use of funding sources 
 
27. The Council is in the fortunate position of having a range of funding sources available to 
provide the required subsidies for its Housebuilding Programme, to supplement the resources 
available from its PWLB loans.  Moreover, the resources available now and potentially in the 
future are significant, amounting to around £3.32million, as summarised in the table below: 
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 Available 
Now 

Potential Future 
Funding 

 
Total 

 (£000s) (£000s) (£000s) 
Additional RTB Receipts    240  (U/K)             240 (min) 
Section 106 Contributions    668 1,851 2,481 
HCA Grant      Nil  (U/K)  (U/K) 
HRA Land Sales       87             515 (min)             602 (min) 

 
Totals 

 
   995 

 
2,366 

 
3,323 

 
28. Since the Council’s initial Housebuilding Programme comprises around 120 homes over 6 
years, the currently-identified funding amounts to an average of £27,700 per property.  However, 
it is emphasised that, as explained earlier, some of the financial contributions from signed 
Section 106 Contributions may well not come to fruition.  Although, on the other hand, it should 
also be noted that there are likely to be further RTB receipts and Section 106 contributions that 
become available over the next 6 years, that cannot yet be quantified.  It is therefore 
recommended that Section 106 contributions that are negotiated in the future are also allocated 
and used for the Council Housebuilding Programme for the foreseeable future. 
 
29. It is important to note that some of the funding sources have strict time limits within which 
they must be used.  Generally, capital receipts from additional RTB sales should be utilised first, 
followed by Section 106 contributions that have time limits.  If HCA Grant is obtained in the 
future, its use will also have timescales within which the grant must be utilised. 
 
30. It will be noted from the agenda item to be considered by the Cabinet Committee later in 
the meeting, regarding the proposed developments for inclusion within Package (Year) 1, that 
the estimated required subsidy for the first 25 properties within the proposed Package (Year) 1 is 
£425,000, which amounts to an average of £17,000 per property.  If a similar level of subsidy 
was required for a similar number of properties in Year 2 (which would total 50 homes over 2 
years), it could be funded from the remaining £570,000 that is already available now – although 
a similar level of subsidy in Year 3 would require some of the expected S106 contributions and 
land and RTB receipts to have been received. 
 
31. If the average subsidy figure for Package (Year) 1 is applied to the whole initial proposed 
Housebuilding Programme of 120 new homes, the total subsidy requirement would be 
£2.04million, which is less than the total amount expected from S106 contributions and land 
sales, and does not take account of any additional RTB sales receipts (or HCA grant). 
 
32. Each financial appraisal considered by the Cabinet Committee for proposed developments 
will quantify the estimated amount of subsidy required.  Therefore, it is suggested that, once the 
Cabinet Committee has authorised the use and provisional level of subsidy required for 
individual developments and/or development packages, the Director of Housing be authorised to 
utilise the most appropriate source of funding for the development(s), having regard to the time 
limits within which they must be utilised.      
 
33. Once developments have received planning permission, they will be brought together into 
development packages, for which tenders will be invited from contractors to undertake the works.  
At this stage, it is possible that the lowest tender received is higher than expected, which would 
require a greater level of subsidy that the level provisionally authorised by the Cabinet 
Committee.  In such circumstances, it is likely to take some time to arrange a Cabinet Committee 
meeting in order to approve any additional required funding, which could delay the 
commencement on site. 
 
34. It is therefore proposed that the Director of Housing be authorised to allocate funding to 
individual developments and/or development packages, by up to 15% more than the provisional 
level approved by the Cabinet Committee, provided that sufficient funds are available and a 
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report is submitted to the Cabinet Committee’s next meeting on the amount of subsidy allocated, 
and its source of funding.  
 
35. It is also proposed that the Cabinet Committee receives a standard report at each meeting, 
setting out the current position with regard to available funding from each of these sources and 
showing the use and commitments to date. 
 
Resource Implications: 
 
In addition to the resources available to the Housebuilding Programme within the HRA Financial 
Plan from the loan provisions from the Public Works Loan Board, the total potential amount of 
funding available from other sources to subsidise developments in order to make them viable is 
around £3.32m (although some of this funding may not come to fruition), of which around 
£995,000 is currently available. 
 
Legal and Governance Implications: 
 
The Leader of Council has determined clear Terms of Reference for the Cabinet Committee, 
which have also been reported to the full Council.   
 
The use of the sources of funding are permitted under the Town and Country Planning Act 1990, 
the Housing Act 1985 and Local Government and Housing Act 1989. 
 
Safer, Cleaner and Greener Implications: 
 
The availability of the various sources of identified funding ensure that the Council’s new 
properties can be built to a standard that makes them both safe and environmentally friendly.  
 
Consultation Undertaken: 
 
East Thames, the Council’s Development Agent, has been consulted on the contents of this 
report, and their comments have been taken into account. 
 
Background Papers: 
 
None. 
 
Impact Assessments: 
 
Risk Management 
 
The main identified risks are as follows: 
 
(a)  Some of the sources of funding available to the Housebuilding Programme (e.g. capital 
receipts from additional RTB sales and Section 106 contributions) may not be spent within the 
applicable time limits – This risk will be mitigated though the careful monitoring of the availability 
and use of the funding sources by both officers and the Cabinet Committee. 
 
(b)  The financial appraisals produced for individual developments may be incorrect – This risk is 
mitigated by the fact that East Thames has extensive experience of developing affordable 
housing, and uses proprietary software for financial appraisals.  The financial appraisals will also 
be checked by the Housebuilding Project Team, which includes Council Finance Officers. 
 
It should also be noted that Pellings, East Thames’ principal building consultants, will also be 
producing, maintaining and monitoring risk registers for both individual developments and the 
Housebuilding Programme as a whole, which will be regularly reported to the Cabinet 
Committee. 
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Equality and Diversity: 
 
Did the initial assessment of the proposals contained in this report for 
relevance to the Council’s general equality duties, reveal any potentially 
adverse equality implications? 
 

 No 

Where equality implications were identified through the initial assessment 
process, has a formal Equality Impact Assessment been undertaken? 
 

 N/A 

 
What equality implications were identified through the Equality Impact Assessment process? 
 
N/A 
 
How have the equality implications identified through the Equality Impact Assessment been 
addressed in this report in order to avoid discrimination against any particular group? 
 
N/A 
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Report to the Council Housebuilding 
Cabinet Committee 
 
Report reference:   CHB-003-2013/14 
Date of meeting: 10 July 2013 

 
Portfolio: 
 

Housing – Cllr David Stallan 
Subject: 
 

Development Strategy – Council Housebuilding Programme 
Responsible Officer: 
 

Paul Pledger, Asst. Director of Housing (Property)  
(01992 564248) 

Democratic Services Officer: Jackie Leither  (01992 564756) 
 

 
Recommendations: 
 
(1) That the Development Strategy, formulated by the Council’s Development Agent in 
conjunction with Council Officers, at Appendix 1 of this report be considered, where 
specific attention is drawn to the following: 
 

(a) Financial appraisals for each phase are to be modelled on a 30-year pay-back 
period with a positive Net Present Value (NPV) over 30-years, using the financial 
assumptions set out in the appendix to the Strategy;  

 
(b) Any financial shortfall is to be met with subsidy, the details of which are set out 

in a separate report on “Funding the House-Building Programme” elsewhere on 
the agenda; 

 
(b) The KPIs that are to be used to measure progress, which have previously been 

agreed by the Cabinet; 
 

(c) The feasibility reporting format, consisting of: 
- The design proposals (the number and nature of units to be developed); 
- A scheme budget estimate; 
- A procurement plan; 
- A financial appraisal of the site; 
- A project time table; 
- A project risk assessment; and 
- A recommendation on how to proceed. 

 
(d) The Council will make use of East Thames’ existing EU-compliant Framework 

Agreement for constructing the Council’s new homes (See separate report on 
“Procurement of Works Contractor”); 

 
(e) The Council will adopt the East Thames Design Guide to inform the development 

of each site; and 
 
(f) The Council will adopt the East Thames Employers’ Requirements. 
 

2. That the House-building Cabinet Committee recommends to the Cabinet that the 
Development Strategy, including the use of the supporting East Thames Design 
Guide and Employers’ Requirements, be approved. 

Agenda Item 7
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Executive Summary: 
 
The Cabinet has previously agreed to develop around 120 new Council properties over a 6-
year period and that East Thames undertakes the role of Development Agent to deliver this 
programme on behalf of the Council. In order to achieve this, a development strategy is 
required, setting out the approach the Development Agent and the Council will take, including 
what assumptions will be made, the standards used, the consultation methods that will be 
adopted, the procurement methods used for construction works and the performance targets 
used to measure progress, and ultimately the success of the programme. 
 
Reasons for Proposed Decision: 
 
Approval of the Development Strategy remains the responsibility of the Cabinet. However the 
House-building Cabinet Committee is required to consider and then recommend its approval 
to the Cabinet. 
  
Other Options for Action: 
 
1.  Not to adopt the contents of the Strategy in the format presented and alter any of its 
statements, targets, standards, procedures or assumptions. However, this could have an 
effect on the feasibility studies presented elsewhere on the agenda. 
 
2.  To adopt alternative Design Standards and Employers’ Requirements and develop the 
Council’s own. However, this would be time consuming and ultimately delay the programme, 
and are unlikely to be much different from East Thames’ 
 
3. To procure the construction works independently of the East Thames framework of 
contractors. However, this would require an EU procurement exercise and all of the time and 
expense that goes with it, and that would mean a delay in Phase 1 of the Programme. 
 
Background 
 
1. Within the Terms of Reference for the House-Building Cabinet Committee, it states that 

this Committee will consider and recommend to the Cabinet the Development Strategy for 
the Council’s House-building Programme on an annual basis. 
 

2. As part of their appointment, it was a requirement that East Thames prepare the 
Development Strategy on behalf of the Council.  
 

3. At its previous meeting on 5 March 2013, the Cabinet Committee was consulted on what it 
expected to see incorporated in the Strategy including the assumptions that will be made, 
the standards used, the consultation methods that will be adopted, the procurement 
methods used for construction works and the performance targets used to measure 
progress. 
 

4. Particular attention is drawn to the East Thames Design Standards (Hard Copy previously 
supplied to each Cabinet Committee Member), the Employers’ Requirements, the format 
of the feasibility reports, the financial assumptions used to compute the financial viabilitity 
reports and the procurement method proposed to appoint the developer for the 
construction phase of the programme. 
 

5. The Cabinet Committee’s attention is also drawn to the proposed format of the financial 
appraisals for each phase, which is modelled on a 30-year pay-back with a positive Net 
Present Value (NPV) over 30-years, using the financial assumptions set out in the 
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Strategy. The background to the use of any subsidy required to meet shortfalls in funding 
to achieve this is set out in detail in a separate report on funding the House-building 
Programme elsewhere on the agenda. 
 

6. The Development Strategy is set out at Appendix 1 of this report for consideration in detail 
and, subject to being satisfied with its contents, the Cabinet Committee is asked to 
recommend its approval to the Cabinet, together with the use of the supporting Design 
Standards and Employers’ Requirements. 

 
Resource Implications: 
 
Adoption of the Development Strategy triggers a fee payment in the sum of £3,000 to East 
Thames in accordance with the terms of the Development Agreement. This will be met from 
the existing budget within the HRA Capital Programme for Council house-building. 
 
Legal and Governance Implications: 
 
Within its Terms of Reference, the House-Building Cabinet Committee is expected to consider 
and recommend to the Cabinet the Development Strategy for the Council’s House-building 
Programme. 
 
Safer, Cleaner and Greener Implications: 
 
None. 
 
Consultation Undertaken: 
 
The House-building Cabinet Committee have already been consulted orally at its meeting in 
March 2013, on its expectations, requirements, the contents and format of the strategy, which 
have been incorporated in the Strategy as presented. 
 
Background Papers: 
 
East Thames Design Standards and Employers’ Requirements 
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Impact Assessments: 
 
Risk Management 
 
Since the Development Strategy has a direct bearing on the financial viability and delivery of 
the Council’s house-building programme, the greatest risks are that the assumptions prove to 
be incorrect resulting in each phase being un-viable. 
 
These risks are mitigated by the Council being able to learn from the experience of East 
Thames, who have been undertaking developments similar to that proposed in the strategy for 
some time.  
 
Since the Cabinet Committee will consider and sign-off financial appraisals for every proposed 
development, the financial effects of the Strategy can be monitored.  If, over time, a problem 
is identified, the Cabinet Committee can review its policy. 
  
Equality and Diversity: 
 
Did the initial assessment of the proposals contained in this report for 
relevance to the Council’s general equality duties, reveal any potentially 
adverse equality implications? 
 

 No 

Where equality implications were identified through the initial assessment 
process, has a formal Equality Impact Assessment been undertaken? 
 

 N/A 

 
What equality implications were identified through the Equality Impact Assessment process? 
 
It should be noted that an Equality Impact Assessment has already been formulated for 
Housing Strategy and Development. 
 
How have the equality implications identified through the Equality Impact Assessment been 
addressed in this report in order to avoid discrimination against any particular group? 
 
N/A 
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Epping Forest Development Strategy 2013-2019 2 

 

Content 
 
 
 

1. Introduction 
 
 
2. Purpose 

 
 

3. Context (local and national) 
 
 
4. What Will We Deliver? 

 
 
5. How Will We Deliver? 
 
 
6. Where Will We Deliver? 

 
 

7. When Will We Deliver? 
 

 
8. Appendices  

A. KPI’s 
B. Pipeline Report 
C. Cabinet “Scheme Approval Report” Format 
D. Economic Assumptions Framework 
E. On-site Management Process 
F. Core File 
G. Terms of Reference for Council House Building Cabinet Committee 
H. Programme and Performance Report Format 
I. List of Sites 
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Epping Forest Development Strategy 2013-2019 3 

1 Introduction 
 
Epping Forest District Council currently own and manage around 6,500 homes within 
the District. Presently there are 5,700 applicants on the Council’s Housing Register 
who wish to gain access to affordable homes within the District. The Council currently 
acts as enabler facilitating Registered Providers (RPs) operating within the District to 
develop new affordable housing to meet housing need. 
 
In order to directly meet this housing need the Council has agreed to initiate a 
Council House Building Programme to develop new affordable rented homes. This 
will be achieved through the use of its own funding and land holdings.   
 
The Council’s Development Strategy sets out what the Council wishes to achieve 
from the House Building Programme, details an overall approach to achieve the aims 
of the programme and describes a coherent plan to implement these aims.   
 
The House-Building Programme will be delivered by the Council in conjunction with 
East Thames Group who have been appointed to deliver Development Agency 
Services for the Council, including all development and project management services 
and the provision of all professional building services, including: architectural, 
employer’s agency, quantity surveying, cost consulting, Construction Design 
Management, engineering and surveying, but excluding works construction. 
 
This Development Strategy was approved by the Council’s Cabinet in June 2013. 
 
 
2. Purpose 
 
Through the Council House Building Programme the Council will:- 
 
Meet the Aims of the Corporate Plan 
 
The Council’s Corporate Plan 2011-2015 sets out the aims and priorities of the 
Council for the four-year period and addresses the challenges that the district faces. 
Its stated aim is “Making our district a great place to live, work, study and do 
business”. The Council House Building Programme shall contribute greatly to this 
aim and supports the four central themes of that strategy namely safety, 
sustainability, health and aspiration. 
 
By providing new high quality, sustainable homes in areas that are currently filled 
with underused garages the Council will meet the needs of the District’s residents 
and revive neighbourhoods by providing an environment within which they can 
flourish. 
 
Meet Housing Need 
 
The Council House Building Programme will deliver new homes that will directly meet 
the demand within the District for affordable rented homes.  The demand is clearly 
identified in the Housing Strategy, and this Programme shall help to meet the 
Council’s Housing Strategy 2009-2012 and its vision that “Epping Forest will be a 
district that has safe, decent and attractive housing that meets the needs of those 
who want to live in the District.” 
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Build Sustainable, high quality homes and services 
 
The Council House Building Programme will provide high quality and sustainable 
homes to meet the current and future housing need within the District.  
 
The Council will control the type, tenure, and specification and quality of the new 
affordable housing provided by the programme. 
 
The programme will expand the Council’s stock holding, and the new homes will be 
owned, managed and maintained by the Council thereby increasing efficiencies 
within the Housing Directorate, the HRA Business Plan and the Council as a whole.  
 
Create high quality environments and regenerate Communities 
 
The new homes will predominantly be developed on Council-owned difficult to let and 
under utilised garage sites. These new homes will improve the existing environment, 
reduce anti-social behaviour and contribute toward the revitalisation of existing 
communities. 
 
Develop and Maintain a Strong Council  
 
By building new homes on its own land, rather than disposing of it to RP partners 
within the District at a discount, the Council will maintain control over its assets and 
the HRA will benefit financially from the generation of a long term income stream. 
Additionally, the Council will receive the Government’s New Homes Bonus (with the 
“affordable housing premium”), and potentially attract capital grant receipts from the 
Homes and Communities Agency, whilst increasing efficiencies through improved 
economies of scale by growing stock in management. 
 
Since the Council is able to utilise Public Works Loan Board (PWLB) loans at 
extremely preferential rates, compared to the private loans market, and can recover 
all the VAT paid on development fees, it is in an ideal position to deliver affordable 
housing within the District at a lower cost than its Preferred Housing Association 
Partners. 
 
 
3. Context 
 
Housing Revenue Account Reform 
 
In 2012 the Government introduced legislation to abolish the Housing Revenue 
Account  subsidy system and introduce self-financing for Council Housing. 
 
The Government’s policy objectives at that time were:- 
 
• To increase local transparency and abolish the current opaque system under which 
there is little connection between the level of rent charged and the resources 
Councils have to spend locally; 
 
• To give Councils financial autonomy and therefore more accountability for the 
provision of housing services; 
 
• To end decades of complex central control and allow Council housing to be 
managed and financed locally; and 
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• To ensure Councils have the incentives to actively manage their housing stock on a 
long term basis rather than simply react to an uncertain annual funding formula. 
 
Source: Implementing self-financing for council housing, DCLG, 1 February 2011 
 
The Council built its last home in June 1985 and these reforms will provide the 
Council with a means of delivering new affordable housing within the District and to 
enable it to build more new affordable homes each year than it currently sells under 
the Right to Buy.  
 
The Council has agreed that the House Building Programme will be self-funded, 
without any financial support from the General Fund and financed from the following 
sources:- 
 

•  Capital receipts from additional Right to Buy sales as a result of the 
Government’s decision to increase discounts for tenants purchasing 
their property under the Right to Buy; 

•  S106 Agreement contributions from developers in lieu of on-site 
affordable housing provision; 

•  Funding from the Homes and Communities Agency (HCA) (where 
possible); 

•  Borrowing (if necessary); 
•  Housing Revenue Account (HRA) surpluses (generated through 

additional financial capacity provided through loans from the PWLB); 
•  Any other external sources of funding that may be identified or 

secured from time to time; and/or 
•   Cross-subsidy from the sale of other development sites within the 

House Building Programme on the open market (if necessary). 
 

Using its own assets to meet housing need 
 
The Council has identified a portfolio of garage sites that are designated as ‘Difficult 
to Let’. The Council’s research estimates that around 65 of these sites may have 
development potential. A further 5 non-garage sites have been identified as also 
having development potential. The Council has agreed that, where developable and 
viable, these sites will be developed by the Council through the Council House 
Building Programme to provide new affordable homes. 
 
 
4. What Will We Deliver? 
 
Quantum of New Homes 
 
The Council’s initial review of the sites to be used in the House Building Programme 
estimates that a maximum of ca.230 new homes could be developed thereon.  
 
Based upon this review the Council has set a target of delivering 20 new homes each 
year over the next 6 years, or 120 in total.  
 
Affordable Rents 
 
The homes delivered shall be for affordable rent to meet the housing need within the 
District. 
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The affordable rents to be charged are set out in the Council’s Affordable Rent 
Policy, adopted by the Council’s Housebuilding Cabinet Committee in July 2013, and 
will be a percentage of the market rent for that property type in the area. 
 
The rent charged shall be the lower of:- 
 

- 80% of market rents for the location; or 
 
- The Local Housing Allowance (LHA) within the Broad Rental Market Area 
(BRMA) for the type of property; or 

 
- An affordability cap of £180 per week.  

 
The Council has decided to adopt an affordability cap which recognises the 
Government’s Universal Credit regime and the associated Benefits Cap. Under the 
Benefit Cap, the total amount of benefit for which a family in England & Wales shall 
be eligible is £500 per week, with single people eligible to a maximum of £350 per 
week.  
 
Therefore, with mind to the affordability of the homes and the sustainability of 
residents’ tenancies, the Council has used the Homes and Community Agency 
(HCA) guidance that weekly housing costs should not exceed 45% of net income.  
 
The application of the Council’s Affordable Rents Policy will result in a maximum 
weekly affordable rent of £180 per week (this being 36% of the £500 per week 
Benefit Cap under Universal Credit). 
 
All Affordable Rents charged by the Council will be gross and inclusive of service 
charges. 
 
Quality 
 
The Council has a significant role to play in improving its existing housing stock, 
regenerating neighbourhoods and providing high quality new homes that meet the 
needs of local households on low to modest incomes. Through the House Building 
Programme the Council will work to provide well designed and cost effective new 
homes to meet these aims.  
 
The Council places a great emphasis on providing homes that will last, be cost 
effective and be valued by residents.  As a design direction, the Council has adopted 
the East Thames Design Guide, the East Thames Employer’s Requirements and the 
Essex Housing Design Guide for the design and construction its new homes. The 
Council will work with East Thames to ensure that, for each site, the design 
complements and enhances the local neighbourhood in which the homes are built. 
 
The Council will build a range of typologies, both houses and apartments, that are 
appropriate to the individual development sites, with a particular focus on creating 
sustainable family housing where appropriate. 
 
Through carefully considered design and liaison with local communities, the Council 
will develop schemes of a range of sizes that address local needs. 
 
The Council places an emphasis on the sustainability of its homes, environmental 
performance and economy of use.  Therefore every new home delivered through the 
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Council House Building Programme will meet at least Level 3 of the Code for 
Sustainable Homes. 
 
Each new scheme will go through a design critique process that will enable Council 
staff, residents and other stakeholders to have meaningful input into design 
evolution. 
 
This co-ordinated approach to developing and designing schemes will ensure that all 
relevant Council departments are involved in ensuring successful design, handover, 
completion and management. 
 
The Council will work with the Development Agent to provide a comprehensive brief 
for each project.  
 
Technical Specification 
 
The Council recognises that the design of the places, spaces and homes built, along 
with the quality of their construction, are critical for resident satisfaction.  
 
The Council will use East Thames’ existing comprehensive performance 
specification, known as “The East Thames Employer’s Requirements” to ensure that 
all the new homes delivered by this Programme are robust, energy efficient and cost 
effective to residents and the Council. 
 
Key Performance Indicators 
 
The Council will measure the success of the House Building Programme through the 
evaluation of key performance indicators relating to the delivery of schemes, cost and 
sustainability of the schemes. These can be found at Appendix A. 
 
These will be monitored monthly by the Council’s officers and East Thames and 
reported to each meeting of the Council House Building Cabinet Committee. 
 
 
5. How Will We Deliver? 
 
Review of sites 
 
It is proposed that, in order to achieve the best value for the Council, sites will be 
packaged up, preferably using geographical selection. This will achieve economies of 
scale for contractors, making them more attractive for contractors and more viable for 
the Council.    
 
Each of the 65 garage sites potentially available for development will then undergo a 
systematic review and assessment process during the first two years of the Council 
House Building Programme, to determine their suitability and viability for 
development. 
 
The assessment of these sites will be monitored and reported monthly to the Council 
by the Development Agent in the form of a pipeline report (format attached at 
Appendix B).   
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 Primary Phase 
 
Technical review 
 
This will highlight issues that will impact upon or even prevent the development of the 
site such as planning considerations, rights of way, rights of light, flood risks, 
servicing etc. Any issues highlighted will inform the design direction, technical 
specification and cost assumptions used to appraise the viability of the site. 
 
Legal review 
 
This involves investigating the legal title. Once again this will highlight any issues 
which could prevent or affect the development of the site such as easements, rights 
of way etc. These will inform the financial appraisal and the physical development 
proposals.   
 
Secondary Phase 
 
Capacity Study 
 
If, after identifying any physical, legal or technical constraints to development, the 
sites are considered viable an architectural feasibility study will be conducted to 
determine the development capacity of the site. 
 
Initial Pricing 
 
The architectural proposals produced will be reviewed, along with the technical 
information, and priced by the project team and a quantity surveyor.  
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Financial Appraisal 
 
A financial appraisal will be conducted on each site to determine whether the 
development is viable against the parameters set within the Council’s Economic 
Assumptions Framework. If the scheme is considered viable (either on a stand alone 
basis or as part of a wider package of sites) it shall be taken to the Council House 
Building Cabinet Committee as part of a package of viable sites for approval to 
proceed. 
 
Any site not considered viable for development as affordable housing shall be 
assessed by the Council, with the assistance of the Development Agent, for either 
other development potential or any other alternative use and the outcome of the 
assessment will be reported to the Council’s Cabinet. 
 
Tertiary Phase 
 
Cabinet Committee Approval 
 
The Cabinet Committee will be presented with a comprehensive report detailing the 
scheme details including:- 
 

- The design proposals (the number and nature of units to be developed); 
- A scheme budget estimate; 
- A procurement plan; 
- A financial appraisal of the site; 
- A project time table; 
- A project risk assessment; and 
- A recommendation on how to proceed. 

 
Once a project or package has been approved by the Cabinet Committee the 
projects shall be progressed to RIBA Stage D by the Development Agent and 
submitted for planning approval. 
 
An example of the Cabinet Committee Report can be found at Appendix C. 
 
Appraisal Methodology 
 
The Council will use a loan repayment methodology to determine viability.  
 
The repayment methodology assesses whether the net revenue generated by the 
project is capable of repaying the capital loan required to develop the project as well 
as the accrued interest.  
 
The Council will use a set of economic assumptions in the appraisal of each scheme. 
These assumptions have been derived from various sources, including the Council’s 
HRA Business Plan and the actual cost of maintaining and managing its existing 
stock. These assumptions are referred to as the ‘Economic Assumptions Framework’ 
and are at Appendix D.   
 
The Council will consider a scheme viable when the following parameters, set within 
the Economic Assumptions Framework, are met:- 
 

-  The scheme can repay its loan within 30 years; and 
-  The scheme produces a positive Net Present Value (NPV) over 30 years. 
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The Council will also consider the viability of schemes within a package i.e. if an 
individual scheme within a package does not meet the financial parameters, but 
when it is included within a package of sites and the overall package meets those 
parameters, the Council will consider the package to be viable.   
 
Community Liaison 
 
As part of the development appraisal process, the Ward Mmember(s) for the areas in 
which developments are proposed will be invited to the meeting of the Cabinet 
Committee at which the development and financial appraisals will be considered and 
decisions made about whether or not development of the site should be pursued.  
This will give an opportunity for Ward Members, as the Council’s representatives of 
the local residents, to give their views on the proposals and to raise any concerns.  
 
For those developments that are pursued, during the preparation of planning 
applications, the Development Agent, on behalf of the Council, will inform local 
residents and Ward Members of the forthcoming planning application, providing 
access to view plans on-line. Residents’ Associations will also be consulted where 
one exists. 
 
During the preparation and construction of each project, the Development Agent and 
contractor will identify and provide a dedicated point of contact for residents to 
answer queries, attend any meetings and provide any requested information.  
 
Delivery 
 
Post-Cabinet Committee approval the Development Agent will progress the schemes 
through the planning process and to handover. 
 
Planning 
 
Upon Cabinet Committee approval the scheme will be progressed to RIBA Stage D 
by the Development Agent and submitted to the Council’s Planning Directorate for 
approval. 
 
On site 
 
Upon planning approval, packages of sites will be tendered to procure a Design and 
Build Contractor to develop the detailed design (RIBA Stages E onward) and build 
out the scheme to completion. 
 
Procurement 
 
The Development Agent will ensure that all procurement is in line with the Council’s 
Contract Standing Orders. The Council’s Development Agent, East Thames Group, 
have procured an EU-compliant Contractors Framework consisting of 12 contractors.  
 
Any council in the South East of England may utilise this Framework, and the 
Council’s Cabinet Committee has agreed that East Thames’ Framework should be 
used for the House Building Programme, and that the Development Agent can call-
off contractors from the Framework, and tender each package to every member of 
the Framework to ensure value for money is achieved.  
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On site 
 
The scheme will be managed on site by the Development Agent in line with the On 
Site Management process at Appendix E.   
 
Throughout the construction process the Council’s Development Agent will 
administer the build contract on behalf of the Council, ensuring that the Programme 
is delivered on time and on budget and to the quality and technical standards 
specified in the contract. 
 
The Development Agent and the Council will liaise throughout the process to ensure 
that the scheme is handed over for occupation as programmed and residents can 
occupy the new homes immediately. 
 
The Development Agent will procure for the Council a detailed core file (the content 
of which is at Appendix F) providing all necessary technical and legal information on 
the development, a Health and Safety File and Operation and Maintenance Manual.  
 
The Development Agent will prepare a Resident Handbook for each new property 
describing how their new home works and who to contact if a problem arises. 
 
Post Completion and Defect Monitoring 
 
Post-completion of the new homes the Development Agent will administer any 
defects that are identified or reported to the Council during the 12 month defects 
liability period.  
 
They will ensure that the build contractor deals with all defects according to the 
requirements of the build contract and ensure that the Final Account is agreed. 
 
After the new homes have been occupied for at least 6 months, the Development 
Agent will visit residents to find out more about their experiences of living in their new 
homes – what they like about the design of their home, what could be better and the 
things they don’t like. This feedback will be used to improve future homes in the 
Council House Building Programme. 
 
Once the Final Account has been agreed the Development Agent will produce a 
scheme review. This shall incorporate:- 
 

- Resident feedback on the new homes; 
- The scheme KPIs; 
- The financial performance of the scheme against original approval; and 
- The scheme programme against approval. 

 
The outcome of these reviews will be reported to the Council House Building Cabinet 
Committee at the appropriate time after completion of each phase. 
 
Governance 
 
The Council has established its Council Housebuilding Cabinet Committee, 
comprising members of its full Cabinet, to oversee the delivery of the Housebuilding 
Programme.  Its Terms of Reference are provided at Appendix G.  
 
The Council House Building Programme will have the following governance structure 
to ensure accountability, quality control and transparency. 
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Risk Management 
 
As part of the governance approach, and a requirement of the Development Agent’s 
appointment, the Development Agent will record and maintain risk registers for both 
the Housebuilding Programme as a whole for each individual development.  These 
will identify the key risks, the likelihood and impact of them arising and ways for them 
to be mitigated.  East Thames has subcontracted responsibility for preparing and 
maintaining all the risk registers to its building consultants, Pellings. 
 
The risk registers will periodically be reviewed by the Cabinet Committee. 
 
Programme Monitoring 
 
Once scheme approval is granted, monthly meetings will be held where the 
Development Agent reports to the Council upon progress of the packages and the 
Development Programme generally.  
 
A Programme & Performance Report will be produced detailing:- 
 

- Development Programme cashflow; 
- Contract KPIs; 
- Performance against Programme;  
- Build Contractor KPIs; 
- Key risks; 
- Scheme Reviews; 
- Any programme variances (cash or time); and 
- Performance against HCA targets (should partner status be achieved). 
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Once each scheme is on site, all data relating to the units in development will be 
recorded using the Development Agent’s project management system and reports 
will be provided to the Council at the monthly progress meeting (reporting format 
found at Appendix H).  
 

  
6.0 When Will We Deliver? 
 
The Council wish to deliver a minimum of 120 new homes over 6 years. A list of the 
potential sites for the Council House Building Programme is contained at Appendix I. 
The Council aim to start building the first new homes before the end of the 2013/14 
Financial year and deliver the first handovers within 12 months of commencing the 
programme. 
 
The Council will review all of the sites on the list at Appendix 10 within the first two 
years of the programme for suitability and viability.  
 
Once assessed the sites will be presented to the Cabinet Committee for approval. A 
delivery programme will be composed, which will involve concurrent packages of 
sites, to ensure that the 120 home delivery target is achieved. 
 
Any new sites identified will be approved by the Cabinet Committee before being 
added to the pipeline. 
 
 
7.0 Review of the Development Strategy 
 
Although the Development Strategy is intended to cover the whole period of the initial 
House Building Programme, it will be reviewed annually by the Cabinet Committee, 
which will recommend any changes to the Cabinet for adoption. 
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8.0 Appendices 
 
 
 
 
 
 
A. Key Performance Indicators 
 
B. Pipeline Report  
 
C. Cabinet “Scheme Approval Report” Format 
 
D. Economic Assumptions Framework  
 
E. On Site Management Process 
 
F. Core File, Appendix V in Employers Requirements 
 
G. Terms of Reference for Council House Building Cabinet Committee 
 
H.  Programme & Performance Report Format 
 
I. List of Sites 
 

 
 
 
 
 

Page 44



Schedule 1     KPI’s 
  Key Performance Indicators 

 
Standard 

 
Measures 

 
Target 

Resident 
satisfaction 

Post-handover resident questionnaire 95% satisfaction amongst 
respondents 

 
Planning: 1st pre-application meeting to validation                   

Variable target based on initial 
estimate for planning 
submission 

Planning: from validation to approval 13 weeks 
 
Construction time: (excess time over contract completion 
date) 

108% total days on site 
compared to contractual days on 
site  

Time 
 

Construction time: (excess time over valid extensions 
granted) 

0% 
Feasibility to tender 95% - 105% of estimated cost  

Predictability  Tender to completion 98% - 102% of accepted tender 
Cost per metre2 For information 

Construction costs 

Whole Life costs Less than 80% of the 
construction costs 

 
HCA Housing Quality and Design Standards 

 
100% of units meet standard 

 
Lifetime Homes 

 
100% of units meet standard 
Achievement of Part 2 for all 
schemes 

 
Secure by Design 

Full certification for schemes 
with  more than 40 units 

Building for Life Minimum score of 14 

Quality of Design 

Code for Sustainable Homes Level 3 as minimum 
Resident satisfaction (from post-occupation resident 
survey) 

98% satisfaction amongst 
respondents 

Defects at beginning of snagging Score of 8 or above on scale 
below 

Defects at handover Score of 10 on scale below 
Defect free 10 

Some defects with no significant impact on residents/client 8 
Some defects with impact on residents/ client 5/6 
Major defect with impact on residents/client 3 

Totally defective 1 
Emergency 100% 
Urgent 85% 

Defects 

Defects completed on 
time  

Routine (end of defects) 100% 
Health & Safety Zero reportable   Site Issues 
Considerate 
contractors  

Small sites < 40 units Minimum score of 32, no less 
than 4 in each section 

 
Waste generated on site 

Maximum of 11 tons per £100k 
contract value if extenuating 
circumstances. Target = 6 tons 
per £100k contract value 

Waste send to landfill Up to 6 tons/£100k contract 
value 

Waste 
management 

Waste Management data to be collated and entered onto the WRAP portal to ensure 
continuous improvement 
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Sites Reviewed

Scheme Name Package Area Contractor Action Date of Update Comments

1. In Contract
2. Planning
Approval
Granted

3. Cabinet
Approved

4. Appraised
5.Requires
Appraisal 6.Unviable

Scheme
Total 0 0 0 0 4 0

Total 0 0 0 0 0 0

2013
Units 0 0 0 15 14 0

2013 Sites 0 0 0 2 4 0

2014
Units 0 0 0 0 0 0

2014 Sites 0 0 0 0 0 0

2015 Units 0 0 0 0 0 0

2015 Sites 0 0 0 0 0 0

Scheme Name Package Area Contractor Action Date of Update Comments No. of Units

Houses/
Flats / 
Mixed / 

Unknown

Status Code
Year

Appraised
Priority

Bourne House, (Garages 12 - 36) Buckhurst Hill TBC
Hornbeam Close (north: garages 1 to 24),
(south: garages 25 to 38) Buckhurst Hill TBC
Hornbeam House (Garages 1 to 22) Buckhurst Hill TBC
Pentlow Way (Garages 1 to 10) Buckhurst Hill TBC
Loughton Way (Garages 1 to 24) Buckhurst Hill TBC
Parklands - Site A (75 - 100) Coopersale TBC
Parklands - Site B (60 - 68) Coopersale TBC
Parklands - Site c (119 - 122) Coopersale TBC
Centre Avenue (Garages 1 to 20) Epping TBC
Centre Drive - Site B (Garages 1 to 7) Epping TBC
Springfield B Block (Garages 2 to 16) Epping TBC
Springfield C Block (Garages 1 to 39) Epping TBC
Stewards Green Road (Garages 1 to 20) Epping TBC
Millfield (Garages 1 to 12) High Ongar TBC
Bushfields (Garages 51 to 70) Loughton TBC
Chester Road (Garages 654 to 675) Loughton TBC
Chequers Road - Site A (Garages 146 to171) Loughton TBC
Chequers Road - Site B (Garages 231 to 258) Loughton TBC
Etheridge Road (Garages 676 to 712) Loughton TBC
Hillyfields (Garages 13 to 24) Loughton TBC
Kirby Close Loughton TBC
Ladyfields (Garages 332 to 353) Loughton TBC
Langley Meadow - Site A (Amenity area) Loughton TBC
Langley Meadow - Site B (Amenity area) Loughton TBC
Lower Alderton Hall Lane (Garages 440 to 445) Loughton TBC
Marlescroft Way - Site B (Garages 581 to 591) Loughton TBC
Pyrles Lane - Site A (Garages 1 to 12) Loughton TBC
Pyrles Lane - Site B (Garages 82 to 109) Loughton TBC
Thatchers Close (Unused land) Loughton TBC
Whitehills Road (Garages 354 to 380) Loughton TBC
Colvers (Garages 8 to 18) Matching Green TBC
Palmers Grove (Garages 1 to 25) Nazeing TBC
Pound Close (Garages 1 to 12) Nazeing TBC
Bluemans End (garages 1 to 16, further
8 no garages to be demolished North Weald TBC
Queens Road (Garages 1 to 55) North Weald TBC
Queensway (Garages 1 to 38) Ongar TBC
St. Peter's Avenue (Garages 1 to 30) Ongar TBC
Parkfields - Site A (Garages 4 - 19) Roydon TBC
Graylands (Garages 1 to 6) Theydon Bois TBC
Green Glade (Garages 12 to 38) Theydon Bois TBC
Beechfield Walk (Garages 1 to 23) Waltham Abbey TBC
Bromefield Court (Garages 302 to 309) Waltham Abbey TBC
Denny Avenue (Garages 8 to 32) Waltham Abbey TBC
Gant Court (Garages 99 to 126) Waltham Abbey TBC

Harveyfields (Garages 1 to 40) 1 Waltham Abbey TBC 4 13/05/2013
Appraised and report to be presented to
July Cabinet for Approval 9 Flats 4 08 2013 0 0 0 0

Mallion Court (Garages 220 to 256) Waltham Abbey TBC
Mason Way (Garages 200, 202 and 204) Waltham Abbey TBC
Pick Hill (Garages 1 to 21) Waltham Abbey TBC
Red Cross site Roundhills (Garages 279 - 285)

1 Waltham Abbey TBC 4 13/05/2013
Appraised and report to be presented to
July Cabinet for Approval 6 Houses 4 08 2013 0 0 0 0

Roundhills - Site 4 (Garages 225 to 232) 1 Waltham Abbey TBC 5 4 5 08 2013 0 0 0 1
Roundhills - Site 5 (garages 241 to 249
and 252 - 255) 1 Waltham Abbey TBC 5 2 5 08 2013 0 0 0 1
Roundhills - Site 6 (Garages 256 to 259
and 272 - 275) 1 Waltham Abbey TBC 5 2 5 08 2013 0 0 0 1
Roundhills - Site 7 (Garages 176 to 180,
187 to 208 and 219 to 224) 1 Waltham Abbey TBC 5 6 5 08 2013 0 0 0 1
Shingle Court (Garages 318 to 325) Waltham Abbey TBC
Stoneyshotts (Cross Terrace)
(Garages 1-3) Waltham Abbey TBC
St. Thomas's Close (Garages 1 to 12) Waltham Abbey TBC
Woollard Street (Garages 1 to 39) Waltham Abbey TBC
Wrangley Court (Garages 388 to 394) Waltham Abbey TBC
Thaxted Road (Garages 1 to 12) Reserve list Buckhurst Hill TBC
Centre Drive - Site A (Garages 1 to 7) Reserve list Epping TBC
Coronation Hill - Site A (Garages 1 to17
and 37/38) Reserve list Epping TBC
Coronation Hill - Site B (Garages 21 to 28) Reserve list Epping TBC
Marlescroft Way - Site A (Garages 573 to 580) Reserve list Loughton TBC
Hansells Mead (Garages 1 to 3) Reserve list Roydon TBC
Parkfields - Site B (Garages 20, 21 and 28 to 31) Reserve list Roydon TBC
Parkfields - Site C (Garages 22 to 25) Reserve list Roydon TBC
Parkfields - Site D (Garages 32 to 34) Reserve list Roydon TBC
Barnmead (Garages 1 to 7) Reserve list Toot Hill TBC

Project Stage
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CONFIDENTIAL 
Epping Forest District Council 
Investment Report 
 
Decision Item 

        

                                 
  

Report to Council Housebuilding Cabinet Committee 
Agenda item / date  
  
Subject Package One 
Author  
 

1.0 Executive Summary 
1.1  
2.0 Scheme Description 
2.1 The Sites 

 
2.2 Details 

Number of units, proposed typology etc  
2.3 Current Use  

  
2.4 Costs 

Total Scheme  
Build budget (m2 rate) 
On cost budget 
Any subsidy required 
Contingent sums allowed 

2.5 Design 
Description of the design direction proposed. 
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2.6 Procurement 
 Proposed methodology 
 

3.0 Scheme Status 
3.1 What stage is the scheme 

at? 
 

3.2 Does the scheme have 
Planning Consent? 

 

3.3 Have the Build Costs been 
market tested? 

 

 

4.0 Strategic Fit 
4.1 Fit with development strategy and Council policies.  
4.2 Fit with external strategies 
 

5.0 Design & Sustainability 
5.1 Code level. Any sustainability issues or features to achieve code. 
 

6.0 Internal Client Sign Off  
6.1 Finance  
6.2 Housing management  
6.3 Property Services 
6.4 Rents and service charges 
6.5 Legal 
 
 

7.0 Mix of Units 
7.1 The site disaggregates as follows:- 

Unit 
type Beds Persons Tenure Size 

sqm 
Rent 
p/w 

Service 
costs p/w 

No 
 Units 

   Affordable Rent  £ £  
   Affordable Rent  £ £  

     Total units       
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8.0 Financial Information 
8.1 Comments of the Financial Controller.   
8.2 Financial Measure Value 
8.3 Target IRR  
8.4 Internal Rate of Return % 
8.5 Net Present Value £ 
8.6 Cumulative break-even year  
8.7 Cost Value Ratio  
8.8 Total Scheme Cost £ 
8.9 Acquisition £ 
8.10 Works Cost  £ 
8.11 Total on costs £ 
8.13 Total Loan Requirement £ 
8.14 Net Loan per unit £ 
8.15 First year surplus/(deficit) 

Ten year average 
£ 

8.16 Subsidy £ 
 
 
 

9.0 Key Risks  
9.1 Revenue Risks:  

Mitigation:  
9.2 Capital Risks:  

Mitigation:  
9.3 Reputational Risks:  

Mitigation:  
9.4 
 

Quality Risks:  
Mitigation:  
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9.5 Legal:  
Mitigation:  

9.6 Procurement:  
Mitigation:  

  
 

Recommendation The Council Housebuilding Cabinet Committee are being asked 
to: 

Details • Approve, subject to the satisfactory completion of the due 
diligence process :- 

• The scheme proposals presented herein; 
• Submission of planning applications for each scheme; 
• A total scheme budget of £; 
• A total build budget of £; 
• Using the East Thames Contractors Framework to 

procurement building contractors for these projects.   
 
 

Appendices 
1, Financial appraisal model 
2, Feasibility reports 
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Appendix D 

Economic Assumptions Framework 

Economic Assumptions Framework For 
Epping Forest District Council 
Operating / Revenue Assumptions 
 
Affordable Rent 
Affordable Rent Item Suggested Value 
Investment Period 45 years 
Rent Increase (above RPI) + 0.50 % 
Major Repairs Cost per Unit (from year 7) 0.80 % * £1,300 * GIA 
Management Cost per Unit £1,327 
Maintenance Cost per Unit £910 
Voids 1% 
Bad Debts 1% 
 
Inflation Elements 
Inflation Items Suggested Value 
Long-term inflation forecast 2.50 % 
Management Costs Inflation RPI + 1.00 % 
Maintenance Costs Inflation RPI + 1.00 % 
Major Repairs Costs Inflation RPI + 1.50 % 
 
 
Funding Elements 
Funding Items Suggested Value 
Debt Funding: Development Period 3.3% 
Debt Funding: Long-term Financing Period 30 years 
Debt Funding: Long-term Financing Rate 3.5% 
NPV Discount Rate 3.5% 

Approval Criteria 
 
Affordable Rent 
Approval Criteria Suggested Value 
Internal Rate of Return (IRR) 5% 
Net Present Value (NPV) > £0 
Cost-to-Value (C/V Ratio) *** 100 % 
Payback year < 30 years 
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Economic Assumptions Framework 

Notes 
 

Investment Period 
 
This figure is in line with industry assumptions regarding the useful life of a building and the cyclical 
replacement of its component parts. 
 
Major Repairs Cost per Unit (from year 7) 
 
This is derived from East Thames research into building lifecycles from the Building Defects Insurance 
(BLP).  
 
Management Cost per Unit 
 
Based on Current Council costs 
 
Maintenance Cost per Unit 
 
Based on Current Council costs 
 
Voids 
 
Based on Current Council Performance 
 
Bad Debts 
 
Based on Current Council Performance 
 
Long-term inflation forecast 
 
Based on current RPI projections 
 

Management Costs Inflation 
 
The margin above inflation reflects the fact that over the long term, these costs such as the cost of staff, 
tend to rise above inflation. 
 

Maintenance Costs Inflation 
 
The margin above inflation reflects the fact that over the long term, these costs such as the cost of staff 
and materials, tend to rise above inflation. 
 

Major Repairs Costs Inflation 
 
The margin above inflation reflects the fact that over the long term, these costs such as the cost of staff 
and materials, tend to rise above inflation. 
 
 
Debt Funding Costs and NPV discount rate 
 
The debt funding costs reflect the Council’s true borrowing costs and NPV discount rate matches these for 
the for use in calculating the discounted cashflows.  
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 On Site Management Process 
 

1.0 Purpose of Process 
1.1 To clarify the processes throughout the period on site. 
1.2 To ensure consistency in the work practices of the Development Agent, and 

ensure that schemes are built to a high standard, are completed on time and 
within budget, and meet the funding criteria. 

  
2.0 Definitions 

SOS – Start on site – The contractual start date of the project which does not 
necessarily mean the contractor physically starts on the site 
 
PC – Practical Completion – The date agreed and certified by the consultant 
that the works are complete 
 
Contract Completion Date – The date stated in the contract when the works 
are due to complete 
 
Valuation – An estimate of the measured work carried out by the contractor 
over a set period of time 
 
Interim Certificate- A certified amount to be paid to the contractor by the client 
based on a valuation from the consultant 
 
Extension of Time –  A period of time assessed by the consultant based on 
clauses set out in the contract to justify an extension to the contact 
completion date 
 
LADs - Liquidated and Ascertained Damages – A deduction of monies from 
the contractor for late completion of the work without a legitimate reason for 
an extension of time.  LADs should be a calculated amount of the loss 
incurred for late completion and not a penalty 
 
Liquidation – The winding up of affairs for a contractor by ascertaining 
liabilities and apportioning assets 
 
Determination  - The cessation of a building contract under the relevant 
clauses stated due to liquidation or non performance 
 

3.0 
 

Processes within the start on site procedure 

3.1 
 

Start on Site Notice 
Following start on site the senior project manager must send a copy of the 
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Start on Site Notice to the Epping Forest District Council Housing 
Development Officer.   
 

3.2 Start on Site Grant Claim 
The senior project manager should ensure that any HCA grant is claimed at 
the earliest opportunity in line with the HCA procedures.  A copy of the grant 
claim i.e. the IMS print screen should be sent to the Epping Forest District 
Council Housing Development Officer.  

3.3 Tender Price Index for Social Housing (TPISH)  
Following start on site the senior project manager must ensure that the 
Tender Price Index for Social Housing (TPISH) form is completed and 
returned to the Building Cost Information Service (BCIS).   
 

3.4 
3.4.1 
 

 

Sign Boards 
The senior project manager must comply with the HCA’s signboard 
requirements for all Social Housing Grant (SHG) funded schemes.  
For the full signboard procedure, refer to the Capital Funding Guide. 

3.5 
 

Site Meetings 

3.5.1 
 

Attendance 
The senior project manager must provide a schedule of all site meetings to 
the Epping Forest District Council Housing Development Officer. The senior 
project manager must attend all site meetings. Where not possible the senior 
project manager must ensure that at least one East Thames representative is 
present and briefed to raise issues if required. 
The meetings shall be chaired by the employers agent who will take minutes 
and these will be distributed to Epping Forest District Council Housing 
Development Officer. 
 

3.5.2 
 

Role of Group Staff at Site Meetings 
The contract is supervised on behalf Epping Forest District Council by a East 
Thames. No instructions should be given direct to the contractor by East 
Thames or Epping staff. Such instructions must come through the Employers 
Agent only.  
 

3.5.3 
 

Contractor’s Report 
The Contractors are to submit monthly reports at the site meetings.  The 
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report should contain the following :-  
• Progress for the previous month 
• Delays or acceleration to the programme 
• Subcontractors and Suppliers 
• Any Information Required 
• Weather / Labour returns/ Health and Safety 
• Key Performance Indicators required to be collected on a monthly 

basis 
 

3.6 
 

Client Information  
 

3.6.1 
 
 
 
 
 

Cost Report 
The Employer’s Agent is required to submit monthly reports on contract when 
submitting the valuation of the work to date.  This should include the following 
:- 

• Updated cashflow. 
• Estimated cashflow forecast and final account 
• Agreed variations and changes in programme. 

 
3.7 Financial Processes 

 
3.7.1 Processing of Interim Claims and Certificates  

Requests for payment of all invoices will be sent to the Epping Forest District 
Council via East Thames.  The senior project manager will check the costs, 
and pass to Epping Forest District Council Housing Development Officer to 
authorise.   
 

3.7.2 
 

Monitoring of Cash Spend 
The senior project manager should monitor contractor’s invoices to ensure 
that the pattern of expenditure is approximately consistent with the original 
cash flow projections for the scheme. If the contractor appears to be invoicing 
at a significantly faster or slower rate than originally planned this may be an 
indication of contract difficulties which should be investigated.  

3.7.3 Authorisation of Additional Expenditure  
There may be circumstances when a variation is necessary which leads to 
increased works cost.  Under no circumstances should a change instruction 
be given without a price being confirmed by the contractor or the Employers 
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Agent and the financial effect on the scheme determined.   
Any proposed variation must be reported to the Council immediately. 
Any variation must be approved in writing by Epping Forest District Council 
Housing Development Officer. 

3.8 
3.8.1 
 
 
 
 
3.8.2 

Delays in the Project 
 
Authorisation of Extension of Time  
The contractor may request an extension of time for delays caused by 
allowable factors as laid out in the building contract (e.g. exceptionally 
inclement weather).  Any such request must be reported to the Council 
immediately. Authorisation to issue an extension of time should be given 
based on the assessment by the Employer’s Agent and approved by the 
Council. 
Liquidated and Ascertained Damages (LADs) 
If a delay has occurred where an extension of time is not allowable under the 
contract then it will usually be appropriate to charge a deduction of monies 
from the contractor for late completion of the work without a legitimate reason 
for an extension of time.  LADs should be a calculated amount of the loss 
incurred for late completion and not a penalty.  The method of calculation for 
LADs will be laid out in the contract.  The Employer’s Agent will advise the 
when and where it is appropriate to charge LADs. 
 
 

3.9 
 

Contractor Insolvency and Contract Determination 
 

3.9.1 Early Warning Signs 
It is not always easy to spot the signs of a contractor getting into financial 
difficulty but if the senior Project Manager notices any of the early warning 
signs listed below they should discuss with the Council and the Employers 
Agent at the earliest opportunity: 

• Progress of site slowing down 
• Sudden contractor staff changes  
• Lack of materials on site 
• Persistent market rumours circulating about the contractor 
• Contractor adopting a more “contractual” approach than previously 
• Contractor requests for early payments or additional funds 
• Contractor complaining that they are short of work 
• Complaints from sub-contractors, or direct requests for payment from 

sub-contractors (this is one of the more serious signs) 
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3.9.2 
 

Determination 
The financial consequences for the Council of a contractor’s liquidation can 
be serious.  A decision to determine or assign a building contract will only be 
taken at the Council.  If a contractor goes into liquidation or receivership, the 
employment of the contractor may be automatically determined by the 
conditions of the building contract. It is important to get the scheme back on 
site with another contractor as soon as possible. 
Nevertheless the Council must always take legal advice before determining or 
assigning any contract and liaise closely with the Employer’s Agent. This will 
be lead by the senior project manager The following paragraphs are not a 
comprehensive guide, but are intended as a checklist for the senior project 
manager in the event of a liquidation or determination.  
 

3.9.3 Site Security 
Should a building contractor go into liquidation the senior project manager 
must take prompt action to ensure that the site is secured, and if appropriate, 
that a security firm is engaged.  It is common for malicious damage to take 
place in the first few days after the liquidation of a main contractor, 
particularly where sub-contractors may have been left unpaid.  The senior 
project manager must liaise with the Council to gain authority to incur 
reasonable costs in arranging immediate security cover.  The amount is to be 
agreed with the Council. 
 

3.9.4 Liquidators 
Agreement with the receiver of a contractor in liquidation may be necessary 
to determine the method by which completion works will be arranged.  Early 
steps should be taken to identify the liquidator. The Senior Project Manager 
should liaise closely with the Council solicitors, and the contractor's receiver. 
 

3.9.5 Notifications 
The following must be notified if a contractor goes into liquidation 
Epping Forest District Council Housing Development Officer 
East Thames Head of Development Services  

 
3.9.6 Consultants Report 

Immediately after a contract is determined, the Employer’s Agent should be 
asked to check carefully that the partially completed works have been built in 
accordance with the specification, and should invite the NHBC (or other 
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appointed) to satisfy themselves on the quality of the work carried out. 
 

3.9.7 Insurance 
Contractors insurances may lapse once a liquidation or determination takes 
place. The senior project manager should ensure that the insurance officer is 
promptly informed and requested to insure any partially completed buildings. 
 

3.9.8 Contract Payments 
Under no circumstances should payments be made pending a full 
assessment of likely losses.  Any contract certificate payments which are 
being processed should be stopped.  The Council should be notified, and any 
cheques issued which have not yet been sent should be stopped. 
 

3.10 Updating Information 
 

3.10.1 Property Pages on Sequel Update 
When the scheme has its name approved by the local authority and the post 
office, the addresses should be updated on sequel, cross checking the floor 
areas with IMS to ensure building correct bands. 
 

3.10.2 Variations to original bid on IMS 
 
Variations to grant confirmation may lead to the grant paid back to the HCA 
e.g. if a waiver is requested or if a standard is not achieved.  If there are any 
variations to the original bid information the SENIOR Project Manager should 
inform the Council and the Head of Development immediately.   
 
 

3.10.3 
 

Workflows 
It is the project manager’s responsibility to ensure that the appropriate 
workflows have been updated and the relevant information for Sequel for this 
stage. The internal procedures for Sequel are on the attached link.  
Q:\Development\Applications\SDS Sequel\Internal Procedures\SDS Sequel 
Development Procedure.doc 
 

3.11 Service Charges 
Service charge information should be completed 6 months before handover 
and passed to the Epping Forest District Council Housing Development 
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Officer. 
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Core File Requirements
SCHEME NAME: Note - if item included, if item is not applicable or comment

Letter from EDFC solicitor confirming clean title
Confirmation of contractual site possession (with date)
Evidence that contractor and consultants selection in line with EDFC
terms of appointment & procedures
Where capital subsidy to the scheme from other sources, including
public sources, confirmation of the amounts and sources of funding
should be retained
Terms of appointment of consultants
Copies of the building contract document and final account
documentation
Evidence whole life costs assessed at pre-acquisition stage
Copies of Housing Quality Indicator assessments
Evidence that HCA waivers, where applicable, have been agreed for
variations for non-compliance with required standards

Copy of Cabinet approval, and all subsequent re-approvals.
Completed TPISH (Tender Price Index for Social Housing) return
made to BCIS - evidence (email or covering letter) that document
sent also kept on file
An “as built” site plan (not required for street properties)
List of plot numbers, and corresponding full postal addresses and
tenure

Section 106 Planning Agreement

Section 106 Agreement – letters or emails from Local Planning
Authority confirming that the conditions in the Agreement have been
satisfied (copies acceptable)
Copy of Section 38 Road Adoption Agreement. If not to be adopted
note in comment e.g. estate roads to remain private but site abuts
adopted road

Copy of Section 104 Sewer Adoption Agreement. if not to be
adopted note in comment e.g. estate sewers to remain private - join
adopted main in [x] street.

Core File Requirements 28/06/2013 Page 1 of 3
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SCHEME NAME: Note - if item included, if item is not applicable or comment

Section 38/ Section 104 – update on expected date of adoption.
Enclose letters from appropriate authorities confirming acceptance
of works/ start of maintenance period/ adoption. NB If adopted,
earlier letters from appropriate authorities are not required.

If development was in breach of old restrictive covenants on title has
any notice of breach been received?
Copy of Planning Permission (if n/a state why e.g. refurbishment)

Conditions to planning permission – letters or emails confirming sign
off of reserved matters and approval of conditions having been
satisfied from Local Planning Authority or explain why sign off not
available
Conservation area consent/listed building consent
Building Regulation completion certificate
Confirmation of date of Practical Completion (note is this covered by
NHBC certification?)
Consultant's estimate of final works costs, and where appropriate a
separate estimate of the non-works elements, e.g. on costs

Restrictive Covenant or Defective Title Indemnity Policies
NHBC/ Zurich/ HAPM documentation. Please note we need final
certificates not cover notes. If copies are not available, please obtain
confirmation from NHBC/Zurich etc. of policy numbers and that
policy is in force.
Environmental Reports – soil reports, site investigation reports.

Environmental – final report. Written confirmation from a third party
validating that recommendations have been carried out. NB written
confirmation from the local authority that a planning condition to
remediate and to validate the remediation will suffice if a validation
report is unavailable.
Build Contract and Consultants Appointments - only required if no
NHBC
Warranty – architect - only required if no NHBC

Core File Requirements 28/06/2013 Page 2 of 3
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SCHEME NAME: Note - if item included, if item is not applicable or comment

Warranty – main contractor - only required if no NHBC
Warranty – sub contractor(s) only required if no NHBC
Deeds of Grant to statutory authorities of rights / easements (e.g.
licences/ wayleaves)
Is the development on a floodplain? If so are there any defences?
Any items incorporated into the build? Agreed mediation plan with
the Environment Agency?
Details of rents, including HB eligible service charges
Any other documentation specifically relating to any interest or
restriction on land and /or build
Confirmation that there are no outstanding matters/disputes with
regard to the scheme e.g. boundary disputes, lack of sign off by
planning authority.
Evidence that the 20 Building for Life criteria have been carried out
and the scheme achieves the required standard.
Required sustainability certificates have been achieved and carried
out by registered assessor on the basis of the scheme designs as
planned and delivered.

Prepared By
Name …………………………………………………….

Signed ……………………………………………………
Dated …………………………………

Head of Development (name) …………………………

Signed ……………………………………………………

Dated ………………………………

Core File Requirements 28/06/2013 Page 3 of 3
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Council Housebuilding Cabinet Committee 
 

TERMS OF REFERENCE AND MEMBERSHIP 
 
 

Terms of Reference 
 
1. To consider and recommend to the Cabinet the Development Strategy for the Council’s 

Housebuilding Programme on an annual basis.  
 
2. To consider and sign-off development appraisals and financial appraisals produced by the 

Council’s appointed Development Agent for sites previously identified by the Cabinet as having 
development potential and that could be included within the Council’s Housebuilding Programme. 

 
3. To approve the submission of detailed planning applications, and/or if more appropriate outline 

planning applications, by the Council’s appointed Development Agent for sites that the Cabinet 
Committee considers are suitable for development and viable, having regard to the development 
appraisals and financial appraisals for the sites. 

 
4. To invite ward members to attend meetings of the Cabinet Committee when potential development 

sites in their ward are under consideration, and to provide an opportunity for ward members to 
provide comments on proposed developments, before development appraisals and financial 
appraisals are signed-off and approvals to submit planning applications are given. 

 
5. To approve the subsequent development of sites considered suitable for development and viable 

that receive planning permission, subject to the acceptance of a satisfactory tender for the 
construction works. 

 
6. To approve, and include within financial appraisals, the use of the following sources of funding for 

the development of individual sites within the Council’s Housebuilding Programme: 
 

(a) The agreed Housing Capital Programme Budget for the Housebuilding Programme; 
 
(b) Capital receipts made available through the Council’s Agreement with the Department of 

Communities and Local Government allowing the use of receipts from additional Right to Buy 
(RTB) sales as a result of the Government’s increase in the maximum RTB Discount to be 
spent on housebuilding;  

 
(c) Financial contributions received from developers for the provision of affordable housing within 

the District, in lieu of on-site affordable housing provision, in compliance with Section 106 
Planning Agreements; and 

 
(d) Grant funding received from the Homes and Communities Agency. 

 
7. To approve the submission of the Council’s Pre-Qualification Questionnaire to the Homes and 

Communities Agency (HCA), applying for Investment Partner status with the HCA. 
 
8. To consider and accept tenders received for the construction works on sites included within the 

Council Housebuilding Programme. 
 
9. To determine whether, in addition to the potential development sites already considered by the 

Cabinet, sites with development potential within the following categories should be added to either 
the Housebuilding Programme’s Primary List or Reserve List and detailed development appraisals 
and financial appraisals undertaken by the Council’s Development Agent: 

 
(a) Other specific garage sites comprising 6 or less garages;  
(b) Specific garage sites where garage vacancies arise with no waiting list of applicants; and 
(c) Specific areas of Council-owned land on housing sites considered to be surplus to 

requirements. 
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10. To determine whether sites on the Reserve List of potential development sites previously agreed 
by the Cabinet should be promoted to the Primary List, and detailed development appraisals and 
financial appraisals undertaken by the Council’s Development Agent, due to: 

 
(a) There being insufficient numbers of properties that can be viably developed from the Primary 

List of potential development sites to deliver a Housebuilding Programme of 120 new homes 
over a six-year period; and/or 

 
(b) The Cabinet subsequently deciding to increase the size of the Housebuilding Programme and 

there being insufficient numbers of properties that can be viably developed to deliver a larger 
Programme. 

 
11. To monitor and report to the Cabinet on an annual basis: 
 

(a) Progress with the Council Housebuilding Programme; and 
 
(b) Expenditure on the Housing Capital Programme Budget for the Council Housebuilding 

Programme, ensuring the use (within the required deadlines) of the capital receipts made 
available through the Council’s Agreement with the Department of Communities and Local 
Government allowing the use of receipts from additional Right to Buy (RTB) sales as a result 
of the Government’s increase in the maximum RTB Discount to be spent on housebuilding. 

 
12.   To oversee the delivery of the Marden Close, Chigwell Row Conversion Scheme scheme, and in 

particular to:  
        (a)   consider the Development and Financial Appraisals;  
        (b)   approve the submission of a detailed planning application and approve the scheme being     

undertaken, subject to the estimated works costs being acceptable;  
        (c)   approve the proposed procurement methodology of the works contractor;  

 (d)   award the works contract for the conversion scheme, following the receipt of competitive 
tenders; and  

        (e)   agree the capital budget requirement for the Housing Capital Programme; 
 

 
Membership 
 
Housing Portfolio Holder (Chairman) 
Finance and Technology Portfolio Holder 
Planning Portfolio Holder 
Environment Portfolio Holder 
Safer, Greener and Highways Portfolio Holder 
 
 
 
Frequency of Meetings 
 
As and when required, as determined by the Housing Portfolio Holder. 
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Report title Development Programme and Performance Update 
Type of report Information Item 
Committee Council Housing Building Cabinet Committee 
Committee Date  
Agenda number  
Author Andy Gatrell, Head of Development Services, East Thames Group 
Author’s contact details andy.gatrell@east-thames.co.uk or 0208 522 2000 
 
1 Recommendations 
1.1 Note the contents of this monthly exceptions report and associated appendices.  
 
2.0  Balanced Scorecard (Appendix 1) 
2.1 The balanced scorecard will contain the EFDC Development Agency Contract Key 

Performance Indicators and performance against same. 
2.2 It shall also contain KPIs for any construction contracts that have been let. These are to be 

agreed prior to execution of said contracts. 
2.3 A verbal update will be given by the officer presenting the report. Targets and performance 

against targets will be noted.  
2.4 Any variance from Target shall be highlighted and an explanation given. 
3.0 Development Programme Variance 
3.1 This section records total scheme budget expenditure variances over 5%, and out of quarter 

/ year movements, when compared to agreed programmes.  
3.3 This section additionally highlights key forthcoming milestones on projects, as appropriate 

e.g. forthcoming cabinet approvals required, planning application submissions, planning 
determinations, Contracts to be let, Start on Sites, and Completions. 

4.0 Development Programme Cashflow (Appendix 2) 

Council Housing  
Building Cabinet 
Committee 
Information Report  
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2 

4.1 Appendix 2 should be referred to when making decisions regarding approvals. Each scheme 
that is going for Cabinet approval will have its individual net cashflow position listed so that 
its impact can be seen. 

4.2 The Cashflow will highlight any variance from predicted spend and variances over 5% shall 
be explained in the body of the report. 

5.0 Grant Funding and Internal Subsidy (Appendix 3) 
6.1 Any funding awarded or bid for will be reported here and monitored appropriately. It will be 

listed, along with targets at Appendix 3.  
6.0 End of Project Financial Summaries & Lessons Learnt 
6.1 Scheme reviews and their financial summaries will be appended and a briefly adumbrated in 

this section along with any key findings. A verbal update may also be presented to the 
meeting.. 

7.0 Monitoring Against Current Cabinet Approval (Appendix 4) 
7.1 This is a monthly standing item. 
7.2 Appendix 4 will illustrates the current position. 
8.0 Risk Register (Appendix 5) 
8.1 Any significant Programme Risks in the register shall be highlighted in the report along with 

an explanation as to the cause and a note of any actions taken or suggested to mitigate 
same.    

Appendices 
1. Balanced Scorecard. 
2. Development Programme Cashflow. 
3. Grant Funding and Internal Subsidy Schedule. 
4. Monitoring Against Current Cabinet Approval. 
5. Risk Register 
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= Less than 20% void garages

Key = Between 20% and 30% void garages

= More than 30% void garages

Total Vacant % Ease of Devt. Max. No. of

Garage site Garages Garages Empty Location of Entrance to garage site Development Potential Ward ETG comments (1=Easy; 5=Hard) of Props.

Bourne House 25 15 Rear/ side (south) of Bourne House Development potential. Adjacent to Green Belt. Any
(garages 12 to 36) development would be subject to overlooking from

Bourne House. Are garages being used by the 24no.
flats of Bourne House? Removal of these garages would
remove all on site parking for Bourne House; Planners
would be concerned. Similar site north of Bourne House
has been developed into 4no. Flats by Estuary H.A. This
development could be replicated. Some off-street parking
could be provided within clothes drying area to off-set loss.
Possible block of four flats.

Hornbeam Close

38 9 Rear of and adjacent to flats at

Development potential: on one or both sites. Both sites
North site: possible pair of houses? Maintain RoW through
site?
South site: possible block of four flats? Maintain rear access
to adj. houses.

(north: garages 1 to 24) Hornbeam Close. Two sites; north adjacent to Green Belt. Any development would be
(south: garages 25 to 38) 24 garages, south 14 garages. subject to overlooking from adjacent five storey block of

flats. North site may have established RoW running
through site. South site would need to retain rear access
points from properties fronting Hornbeam Road and
RoW serving these areas. Both sites have good access
road width. North site; possible three small houses. South
site; possible block of four flats.

Hornbeam House 22 14 Rear/ side (north) of Hornbeam House. Development potential. Adjacent to Green Belt. Any
(garages 1 to 22) development would be subject to overlooking from

Hornbeam House. Rear access from properties fronting
Hornbeam Road would have to be retained and existing
RoW. Access road wide. Possible block of six flats.

Pentlow Way 10 4 Adjacent to 23 Pentlow Way Development potential. Garages and surrounding hard-
(garages 1 to 10) standing provides parking for adjacent 16no. Existing

flats. Electricity sub-station also exists. Development is
possible, however, sub-station would need to be re-
sited, this would be expensive. Off-street parking would
need to be considered, together with allocation/ use of
amenity space. Some overlooking issues. Existing

40% 2 4

24% 2 7

64% 3 6

Primary List

Buckhurst Hill

60% 3 4

Potential Sites for Council Housebuilding Programme
Suitable for Development

Dec-12

P
age 71



clothes drying area could be incorporated. Possible
block of four flats.

Loughton Way 24 8 Via access road to rear of 142 to Development potential. Additional 3/ 4 car parking spaces
(garages 1 to 24) 196 Loughton Way would be lost. General area is not particularly suitable

for residential development. However, access could be
taken from Blackmore Road and new development
could 'turn its back' on access road (apart from off-
street parking provision). Overlooking issues from
existing flats. Possible two houses.

Coopersale

Parklands - Site A 26 8 Coopersale Common: various

75 - 100
locations. 12 distinct garage area.
(garages 1 to 100 and 110 to 125)

Couple of blocks are formed within built form. Most
Adjacent to 44 Parklands existing dwellings have rear or side access

arrangements: these must be retained.
If all areas developed; six houses and eleven bungalows may
be possible.

Parklands - Site B 9 2 Adjacent to 71 Parklands

60 - 68 Ditto 2 2

Parklands - Site C 4 1
Between 52 Parklands and 53 Garnon
Mead

Ditto 3 2

119 - 122

Epping

Centre Avenue 20 9 Adjacent to 18 Centre Avenue Development potential. Site is awkward shape; some
(garages 1 to 20) re-adjustment of boundaries may be prudent. Numerous

rear access points from surrounding properties onto
forecourt exist. Considerable gradient across site.
Development would need to be single storey due to
overlooking issues. Possible two bungalows.

Centre Drive - Site B 7 1 Adjacent to 24 Western Avenue Development potential, only if the rear garden of 24
(garages 1 to 7) Western Avenue is incorporated within the site area.

24 Western Avenue is currently in Council ownership.
Development would need to be single storey due to
overlooking issues. Tree root issues. Overhead BT
cables. Good highway access. Possible two bungalows.

Springfield B Block 16 6 Between 34 and 36 Springfield Development potential, albeit, slight. Vehicular and
(garages 2 to 16) pedestrian access from surrounding properties onto fore-

court. RoW from southern end of site, through site, also
exists. Any development would, presumably, have to
retain these access rights. Gradients through and across
site. Site narrow. Overlooking issues. Tree root issues.
Possible single bungalow only.

Springfield C Block 39 8 Between 15 and 17 Springfield
(garages 1 to 39)

38% 4 1

21%

Development potential. Only in the area of garages 1 to 18,
remaining garages could continue. Two rear access points
from 5 and 7 Springfield. Good highway access. 3 3

2

14% 2 2

22%

25%

45% 4

31%

Development potential: for a number of different sites. Very
poor parking. Some have large courtyards at front. Footpaths
accessing some of sites.

3 3

33% 4 2
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Stewards Green Road 20 10 Adjacent 52 Stewards Green Road
(garages 1 to 20)

High Ongar

Millfield 12 5 Between 48 and 49 Millfield Development potential. Development would need to be
(garages 1 to 12) single storey due to overlooking issues. Access road

narrow: may need to widen at junction with Millfield.
Numbers 39 and 49 have taken vehicular access from
forecourt. Refuse servicing may be problematic.
Possible two bungalows.

Loughton

Bushfields 20 8 Rear of 82 to 92 Alderton Hall Lane Development potential. Steep gradients exist within fore-
(garages 51 to 70) court area. Close proximity to Central Line. Development

would need to be single storey due to overlooking issues.
Access road narrow: may need to widen at junction with
Bushfields: no. 82 Alderton Hall Lane is owned by the
Council. No. 131 Chequers Road takes access for a
garage from the site's forecourt, no. 86 Alderton Hall Lane
takes pedestrian access too. Refuse servicing may be
problematic. Possible two bungalows.

Chester Road 22 10 Rear of 121 and 125 Chester Road

Development potential. Development would need to be single
storey due to overlooking issues. Access road narrow: need
to widen at junction with Chester Road. Refuse servicing may
be problematic. Number 1

(garages 654 to 675) single storey due to overlooking issues. Access road
narrow: need to widen at junction with Chester Road.
Refuse servicing may be problematic. No. 1 Grosvenor
Drive is currently in Council ownership. Possible two
bungalows.

Chequers Road - Site A 26 17 Between 2 and 12a Chequers Road

Development potential. Development would need to be single
storey due to overlooking issues. Access road narrow: need
to widen at junction with Chequers Road. Refuse servicing
may be problematic. Number 2 Chequers

(garages 146 to171) single storey due to overlooking issues. Access road
narrow: may need to widen at junction with Chequers
Road. No. 2 Chequers Road is freehold, whereas, 12a is
currently owned by the Council. Possible two
bungalows.

Chequers Road - Site B 28 18 Between 75 and 81 Chequers Road

Development potential. Planning Officers previously had
problems with loss of garage parking if whole site is
developed. Home Group previously assessed that 9no x one
bedroomed flats could be provided on whole site.

(garages 231 to 258) problems with loss of garage parking if whole site is
developed. Home Group previously assessed that 9no. x
one bedroomed flats could be provided on whole site.

64% 1 9

45% 3 2

65% 3 2

42% 3 2

40% 3 2

50%

Development potential: part of site next to no. 52. Good
access. Useful adjoining grassed land. One private access
(garage to 39 Stewards Green). Electric sub station on site.
Possible 4/ 5 houses.

1 5

21% from 5 and 7 Springfield. Good highway access.
Development could front Springfield with parking to rear.
Possible three houses.

3 3
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Etheridge Road 36 15 Between 72 and 74 Etheridge Road

Development potential. Development would need to be single
storey due to overlooking issues. Access road narrow: no
ability to widen at junction with Etheridge Road. No access
potential elsewhere. Development will

(garages 676 to 712) single storey due to overlooking issues. Access road
narrow: no ability to widen at junction with Etheridge
Road. No access potential elsewhere. Development will
be limited by access restriction (2.4m max). Refuse
servicing may be problematic. Possible three bungalows.

Hillyfields 12 8 Between flat blocks 80/98 and 100/112
(garages 13 to 24) 100/ 112

Possible two bungalows.
Kirby Close 4 1 Adj. to 20 Kirby Close

Could incorporate adjacent bank,
access rd and access via Valley Hill

Ladyfields 22 8 Opposite 39 to 45 Ladyfields Development potential. Good highway access; frontage.
(garages 332 to 353) No major overlooking issues. Noise from railway. Retain

trees to front and rear elevations. Possible two large
houses. Extend development into adjacent green space?

Langley Meadow - Site A 1 1 Adjacent to 21-24 Langley Meadow
(Amenity area)

Langley Meadow - Site B 1 1 Adjacent to 25-28 Langley Meadow Development potential - not yet explored in detail.
(Amenity area)

Lower Alderton Hall 6 2 Opposite 1 to 6 Lower Alderton Hall Development potential, albeit, slight. Any development
Lane (garages 440 to Lane would have a major impact on existing parking facilities
445) to the existing eleven surrounding houses. New and

existing parking would have to be carefully considered.
Retain trees to embankment. Possible two/ three flats.

Marlescroft Way - Site B 11 6 Off Marlescroft Way via forecourt Development potential. Good highway access.
(garages 581 to 591) Garage structures form lower perpendicular form of

flats above, therefore, development would consist of
conversion. Possible two flats.

Pyrles Lane - Site A 12 6 Rear of flat block109 to 127 Development potential. Development would need to be
(garages 1 to 12) single storey due to overlooking issues. Very mature oak

tree. Possible two bungalows.
Pyrles Lane - Site B 28 6 Rear of 100 to 108 Pyrles Lane Development potential. Development would need to be
(garages 82 to 109) single storey due to overlooking issues. Access road

narrow: need to widen at junction with Pyrles Lane.
Refuse servicing may be problematic. Numbers 108 and
110 Pyrles are freehold. Possible three bungalows.

Thatchers Close 1 1 Adjacent to 7 Thatchers Close
(Unused land)
Whitehills Road 27 12 Rear of 4 Whitehills Development potential. Development would very likely
(garages 354 to 380) need to be single storey due to overlooking issues.

Access road narrow: may need to widen at junction with
Whitehills Road, however, this may prove difficult due to
freehold owner and electricity sub-station on each side of
access road. Refuse servicing may be problematic. High
level communication cables over site. Trees to site
periphery. Possible three bungalows.

44% 3 3

21% 3 3

100% Development potential. Home Group has previously
assessed that 2 flats could be provided 2 2

55% 3 2

50% 3 2

100% 1 4

33% 2 3

36% 1 2

100%

Development potential. Some of the land has erroneously
been included within the lease of 21 Langley Meadows. 3
Langley Meadows has a right of way over land. 26 Langley
Meadows may have a lease - the lease/plan are
contradictory.

1 4

25%
Development potential. Home Group has previously
assessed that 4 x 1 bed flats and 4 x 2 bed flats could be
provided.

4 8

67%
Development potential, albeit, slight. Development would
need to be single storey due to overlooking issues. Possible 3 2

42% 3 3
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Matching Green

Colvers 18 5 Adjacent to 25 Clovers Development potential, albeit, slight. The site is entirely
(garages 8 to 18) within the Green Belt. Any development would have to be

deemed sustainable. Numerous rear access points from
surrounding properties onto forecourt/ access road exist.
Electricity sub-station with access onto access road exists.
Access road narrow: may need to widen at junction with
Clovers. No. 26 Clovers is owned by the Council. Refuse
servicing may be problematic. Development would need to
be single storey due to overlooking issues. Possible twp
bungalows.

Nazeing

Palmers Grove 25 7 Rear of 30 to 44 Palmers Grove Development potential. Access road narrow; may need to
(garages 1 to 25) widen junction with Palmers Grove: both 44 Palmers Grove

and 57 Hoe Lane are in Council ownership. No. 49 Hoe
Lane has taken vehicular access from the access road and
a large number of other peripheral properties have taken
pedestrian access. Electricity sub-station exists with
possible RoW issues. Separate RoW to the rear of Hoe
Lane properties exists and may have to be retained.
Mature trees exist around site periphery. Ownership of
land to north-west of site unknown; could be Council
owned. Signs of land-grab. Development would very likely
need to be single storey due to overlooking issues. Refuse
servicing may be problematic. Possible three/ four
bungalows.

Pound Close 12 5 Between 14 and 15 Pound Close Development potential. Reasonable access to site,
(garages 1 to 12) however, existing footpath needs to be retained in order

access number 14. In addition, an existing right of way
exists through the site that runs from between numbers
35 and 37 St. Leonards Road; this needs to be retained.
A large area of land exists south of the garages, this
would need to be included to make any development
meaningful. Possible three small houses.

North Weald

Bluemans End 16 5 Between 16 and 17 Bluemans End Development potential. Access road narrow: may need to
(garages 1 to 16, further widen. Site appears to be bordered on two sides by
8no. garages watercourses; gate is provided for access (presumably for
demolished) Environment Agency), RoW may have to be retained.

Mature trees bordering two sides of site. Site surrounded
by residential gardens, overlooking could be problem,
although trees could screen. Possible block of four flats.

Queens Road 55 22 Between 17 and 19 Queens Road Development potential. Access road narrow: need to
(garages 1 to 55) widen, especially at junction with Queens Road. Both 17

and 19 in Council ownership. 17 gives more opportunity
for widening, however, small electricity sub-station
would need relocating. Mature trees adjacent to access

31% 2 4

40% 3 12

28% 3 4

42% 2 3

28% 3 2
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need to be retained. Block of 8/12 flats could be formed;
possibly more if area of land south of garages
incorporated into the design.

Ongar

Queensway 38 22 Between 97 and 99 Queensway Development potential. Development would need to be
(garages 1 to 38) single storey due to overlooking issues. Access road

narrow: ability to widen removed due to development
An existing right of way exists through the site that runs
from between 39 and 41 St. Peter's Avenue may need to
be retained. Numerous adjoining properties have taken
access from the forecourt. Refuse servicing may be
problematic. Development will be limited by access
restriction (2.4m max.). Possible three bungalows.

St. Peter's Avenue 30 9 Between 42 and 44 St. Peter's Avenue Development potential. Development would need to be
(garages 1 to 30) single storey due to overlooking issues. Access road

narrow: need to widen at junction with St. Peter's
Avenue, however, may not be possible due to limited gap
between existing buildings (alternative: demolish detached
dwelling in Moreton Road for new access). Possible eight
bungalows.

Roydon

Parkfields - Site A 16 8 Between 2 Parkfields and 52 Hansells Development potential. Ownership of adjacent areas of
(garages 4 to 19) Mead land unknown. Development would need to address

overlooking issues. Access road through to site very
narrow. Some mature hedges and trees to address.
Both properties either side of access road are freehold;
therefore access road cannot be widened. Refuse
servicing may be problematic. Difficult to estimate size of
development until ownership of adjacent areas
determined; possibly small block of flats?

Theydon Bois

Graylands 6 5 Between 24 and 25 Graylands Development potential. Thames Water pumping station on
(garages 1 to 6) site located in awkward position: re-locate? Access road

narrow between 24 and 25. Overlooking issues:
development may have to be single storey. If pumping
station re-sited possible two bungalows (one if not).

Green Glade 27 6 Between 59 and 61 Green Glade Development potential. Access road narrow; may need to
(garages 12 to 38) widen at junction with Green Glade by encroaching onto

existing green verge. Overlooking issues: development
may have to be single storey. Numerous vehicular access
points from surrounding properties onto forecourt.
Possible three bungalows.

Waltham Abbey

22% 3 3

50% 2 2

83% 3 2

58% 3 3

30% 3 8
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Beechfield Walk 23 9 Between 92 and 94 Beechfield Walk Development potential. Access road narrow; may need to
(garages 1 to 23) widen at junction. Overlooking issues. Trees to periphery.

Site on edge of Green Belt. Access from rear garden of
92 onto site. Due to limited highway frontage a small block
of flats may be best suited. Both properties either side of
access road are freehold. Possible six flats.

Bromefield Court 8 6 Adjacent to 14 Bromefield Court Development potential. Existing garages enclosed within
(garages 302 to 309) walled courtyard with other open parking area (7no.).

Garage courtyard accessed off turning head at end of
cul-de-sac, therefore, turning head must remain. Trees
adjacent to site. Development would need to be set back
from existing building line in order to accommodate parking.
Good highway access. Possible two small houses (or GP
surgery).

Denny Avenue 25 14 Between 34 and 35 Denny Avenue Development potential. Overall site contains 32no.
(garages 8 to 32) garages, however, eight of these are private (these are

located within a single block on the west of the site). Good
highway access; access road wide enough for develop-
ment. Overlooking issues. Public footpath along flank of
no. 34 needs to be retained, together with access to
private garages. Possible three houses.

Gant Court 28 6 4no. separate blocks of garages. One Development potential. However, the natural break in the
(garages 99 to 126) of these forms the ground floor of a built form where the garages exist, could be argued as

block of flats - all off Gant Court forming the character of the area. If the Planners could be
convinced otherwise, three of these areas could be
infilled, either with houses or (in an attempt to keep the
break in the built form) bungalows. One of these areas has
a section of unallocated parking. Each of these three
areas sits adjacent to the existing highway. One of these
areas could contain two houses or bungalows.
The garages forming the ground floor of a block of flats
could be converted into flats, however, parking provision
would be problematic. Perhaps a mixture between the
two could be achieved, ie. two large flats and a central
parking area between.

Harveyfields 40 16 Adj to 14 Harveyfields.
(garages 1 to 40) 5no separate sites of garages

Mallion Court 37 11 6no. separate blocks (areas) of Development potential. However, the natural break in the
(garages 220 to 256) garages. One of these forms the built form where the garages exist, could be argued as

ground floor of a block of flats - all off forming the character of the area. If the Planners could be
Mallion Court. convinced otherwise, five of these areas could be

infilled, either with houses or (in an attempt to keep the
break in the built form) bungalows. A couple of these
areas have sections of unallocated parking. Each of these
five areas sits adjacent to the existing highway. One of
these areas could contain two/ three houses or
bungalows. The garages forming the ground floor of a
block of flats could be converted into flats, however,
parking provision would be problematic. Perhaps a mixture
between the two could be achieved, ie. two large flats
and a central parking area between; or four flats and
parking created within the landscape nearby.

30% 2 4

21% 3 2

40%

Development potential. 5% separate sites of 91 garages all
in close proximity. Home Group has previously assessed that
6 X 1 bed flats and 6 X 2 bed flats could be provided on
three sites of 40 garages, to enable garage users to relocate
to other garages.

2 12

75% 3 2

56% 2 3

39% 1 6right of way issues
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Mason Way 3 1 Adjacent to 204 Mason Way Development potential, albeit, slight. It is assumed that the
(garages 200, 202 and garages were constructed to provide parking to the
204) adjacent bungalows. Planning conditions would be likely

to reflect this. Adjacent land in order to develop also falls
within adjacent property boundaries (204 Mason and
Jessopp Court). Development would be single storey only.
Good high way access. Possible single bungalow.

Pick Hill 21 17 Opposite Pickhill Farm. Two access Development potential. North half of site falls within Green
(garages 1 to 21) points from Pick Hill. Site between Belt. Pick Hill and verge (Green Belt area) owned by

rear gardens of 18 Conybury Close Corporation of London, however, now dedicated to
and 13 Oxleys Road Highways Authority. Tree Preservation Orders exist for

trees within verge area. Two access points through to
garages is subject to wayleave agreement. Access points
through to garages will have to remain in position;
relocation would infringe TPO. Watercourse appears to
exist through site. British Telecom cables above site.
Overlooking would be problematic if development is two
storey. Refuse collection policy along Pick Hill is unknown.
Possible three bungalows.

(Former Red Cross Hall
site) - Roundhills -
(Garages 279 - 285)

7 4

57%

Land to rear and side of shops -
Demolished and fenced off, however x7
garages in situ.

Development potential for 7 new homes. Possibly 4 x 3 bed
houses and 3 x 1bed flats.  Funding successfully agreed from
London-Stansted-Harlow Programme of Development (POD)
Partnership Board to assist with cost of development -
particularly additional costs of flood mitigation measures
(since the site is in a Zone 2 Flood area).   The site comprises
land previously leased to the Red Cross for the provision of a
hall, x7 Council owned garages and associated land. The
locality also includes a service road to the small estate-based
Roundhill shops. Planning officers have confirmed that, at
this stage and subject to public consultation, they have no
planning objections in principle to the residential development
of the site, subject to the required flood mitigation measures
meeting the requirements of the Environment Agency.

3 7

Roundhills - Site 4 8 2 Opposite 198 Roundhills Development potential. Surrounding properties (Fairways)
(garages 225 to 232) have rear access gates that would need to be retained.

Some unallocated parking provision exists within the site.
Considerably mature trees exist around the site. Good
highway access. Unallocated parking could be provided
on the adjacent (eastern) part of the site; these garages,
which are currently in a poor state of repair, could be
demolished. Possible three/ four houses.

Roundhills - Site 5 13 5 Rear of 89 to 95 Roundhills Development potential. Properties surrounding the site
(garages 241 to 249 and have rear access gates that would need to be retained.
252 to 255) Some unallocated parking provision exists within the site.

Existing access road could be employed for vehicular
access to development. Possible two houses.

Roundhills - Site 6 8 2 Between 15 and 17 Greenleas Development potential. Electricity sub-station within site.
(garages 256 to 259 and RoWs from adjacent areas enter the site and should be
272 to 275) retained. Some unallocated parking provision exists

Existing access road could be employed for vehicular
access to development - but turning may be problematic.
Refuse servicing needs investigation. Possible 2 houses.

Roundhills - Site 7 33 11 Between 79 and 81 Roundhills Development potential. Properties fronting Roundhills (nos.
(garages 176 to 180, 187 53 to 79) would need to retain their rear access gates.

38% 2 2

25% 2 2

81% 4 3

25% 1 4

33% 3 1
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to 208 and 219 to 224) Other RoWs intersect with site and should be retained.
Some unallocated parking provision exists within the site.
Existing adjacent properties (original Roundhills) do not
have direct access to the highway; access is via
footpaths and parking is located away from the dwelling.
It is assumed that any new development would not be
able to follow this philosophy and that parking would have
to be provided. Each of the terraces forming Greenleas
and Oakwood could be extended with vehicular access
off the existing access road. Refuse servicing would
need investigation. A turning head may also prove difficult.
Possible six houses.

Shingle Court 8 2 Adjacent to 16 Shingle Ct Development potential. Existing garages enclosed within
(garages 318 to 325) walled courtyard with other open parking area (7no.).

Garage courtyard accessed off turning head at end of
cul-de-sac, therefore, turning head must remain. Trees
adjacent to site. Development would need to be set back
from existing building line in order to accommodate parking.
Good highway access. Possible two small houses (or GP
surgery).

Stoneyshotts (Cross
Terrace) 3 0

Between Cross Terrace and Honey
Lane

Garages suffer from major structural problems - expensive to
repair, however are all let at the moment.

(garages 1-3)

St. Thomas's Close 12 6 Between 15 and 17 St. Thomas's Development potential. Ownership of large area of land
(garages 1 to 12) Close north of the garages in unknown. Six private garages are

also sited within the site (under license?). Site is located
on a substantial gradient. Rear access from 22 to 32
Princesfield Road through site. Land grab from 22
Princesfield Road? Access road narrow; need to widen
at junction with St. Thomas's Close? Number 15 freehold,
number 17 currently in Council ownership. Refuse
servicing would need investigation. Overlooking could be
problematic. Possible five/ six houses.

Woollard Street 39 13 Adjacent to 15 Woollard Street Development potential. Site has recently been adapted in
(garages 1 to 39) order to provide vehicular rear access to 20 to 26

Greenfield Street and 15 to 25 Woollard Street; this limits
any potential development due to the need to retain l
a vehicular route. Good highway access. Development
could front Woollard Street with rear parking provision.
Possible five/ six houses.

Wrangley Court 7 2 Adjacent to 7 Wrangley Court Development potential. Existing garages enclosed within
(garages 388 to 394) partly walled courtyard. Garage courtyard accessed off

turning head at end of cul-de-sac, therefore, turning head
must remain. Trees adjacent to site. Development would
need to be set back from existing building line in order to
accommodate parking. Good highway access. Possible
two small small houses (or GP surgery).

TOTALS 1,095 441 40% 212Maximum Potential No. of Properties

33% 2 6

29% 3 2

0% 2 1

50% 4 6

33% 2 6

25% 3 2

P
age 79



= Less than 20% void garages

Key = Between 20% and 30% void garages

= More than 30% void garages

Total Vacant % Ease of Devt. Max. No. of

Garage site Garages Garages Empty Location of Entrance to garage site Development Potential Ward (1=Easy; 5=Hard) of Props.

Thaxted Road
(garages 1 to 12)

12 1 Adjacent to 4A Thaxted Road

Development potential. Possible overlooking issues. Possible
drainage issues due to low lying site. Access road narrow;
compounded by vehicles from adjacent properties (2, 4 and 4A
Thaxted) street parking. Has 6 Thaxted land grabbed verge to
access road? Vehicular access into 9 Thaxted from garage
forecourt. Possible two houses.

Possible drainage issues due to low lying site. Access
road narrow; compounded by vehicles from adjacent
properties (2, 4 and 4A Thaxted) street parking. Has
6 Thaxted land grabbed verge to access road?
Vehicular access into 9 Thaxted from garage forecourt.
Refuse servicing may be problematic. Possible two
houses.

Epping

Centre Drive - Site A 7 1 Adjacent to 24 Western Avenue Development potential, only if the rear garden of 24
(garages 1 to 7) Western Avenue is incorporated within the site area.

24 Western Avenue is currently in Council ownership.
Development would need to be single storey due to
overlooking issues. Tree root issues. Overhead BT
cables. Good highway access. Possible two bungalows.

Coronation Hill - Site A 19 0 Between 51 and 53 Coronation Hill Development potential. Numerous rear access points from
(garages 1 to17 and surrounding properties onto forecourt exist. Development
37/ 38) would need to be single storey due to overlooking issues.

14% 2 2

0% 4 2

Reserve List

Buckhurst Hill

8% 3 2

Potential Sites for Council Housebuilding Programme
Suitable for Development

Dec-12
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Gradient across site. Possible two bungalows.
Coronation Hill - Site B 8 1 Rear of 48 Coronation Hill Development potential. Development potential depends
(garages 21 to 28) upon whether the rear garden of no. 34 Coronation Hill

(currently in Council ownership is incorporated). Gradient
across site. Rear access from no. 34 Coronation Hill onto
forecourt. Watercourse may run in culvert under site?
Development wound need to be single storey due to
adjacent bungalows and overlooking. Highway through to
site very narrow. Site directly adjacent to Green Belt.
Possible single bungalow if only the site used, possible
two bungalows if garden of no. 34 Coronation Hill
incorporated.

Loughton

Marlescroft Way - Site A 8 1 Off Marlescroft Way via forecourt Development potential. Good highway access.
(garages 573 to 580) Need to retain light quality to adjacent properties.

Garages attached to stair tower and plant/ store room.
Therefore suggest single bungalow only.

Roydon

Hansells Mead 3 0 Adjacent to 2 Hansells Mead No development potential. However, could be developed
(garages 1 to 3) if part of adjacent garden from number 2 incorporated.

Number 2 is private freehold. Site has good highway
access. Possible tree problems. Corner plot. Possible
single house.

Parkfields - Site D 3 0 Between 15 and 17 Parkfields Development potential, albeit, slight. Site very small. Good
(garages 32 to 34) access to highway. Corner plot. Adjacent properties are

freehold. Overlooking issues to rear; habitable rooms
would need to face highway. Garden to front and sides
only. Possible single house or bungalow.

Parkfields - Site B 6 0 Adjacent to 99 Parkfields Development potential. Site very small. Good access to
(garages 20, 21 and 28 highway. Overlooking issues. Possible single bungalow.
to 31)
Parkfields - Site C 4 0 Between 88 and 90 Parkfields No development potential. However, could be developed
(garages 22 to 25) if land to rear/ side (elec. sub-station) included; sub-

station use and land ownership need investigation. Good
access to highway. Possible single house.

Toot Hill

Barnmead 7 1 Adjacent to Green Man public house Development potential, albeit, slight. The site is entirely
(garages 1 to 7) within the Green Belt. Any development would have to be

deemed sustainable. Numerous rear access points from
surrounding properties onto forecourt/ access road exist;
these are for vehicles (3no. Garages), pedestrians and

0% 2 1

0% 2 1

0% 2 1

0% 2 1

13% 4 2

13% 3 1
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pasture beyond. These access points appear to rely solely
on RoW through this site for egress. Boundary positions
would need to be confirmed. Access road narrow; no
possibility to widen, no. 1 Barnmead freehold. Refuse
servicing may be problematic. Development would need to
be single storey due to overlooking issues. Possible two
bungalows.

Waltham Abbey

Sudicamps Court 8 1 Adjacent to 14 Sudicamps Court Development potential. Existing garages enclosed within
(garages 310 to 317) walled courtyard with other open parking area (7no.).

Garage courtyard accessed off turning head at end of
cul-de-sac, therefore, turning head must remain. Trees
adjacent to site. Development would need to be set back
from existing building line in order to accommodate parking.
Good highway access. Possible two small houses (or GP
surgery).

TOTALS 85 6 7% 17Maximum Potential No. of Properties

14% 4 2

13% 3 2
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Total No. % Location
Garage Location on Site Vacant Vacant of Site / Entrance Ward Reason

Alderwood Drive 1 0 0% Unsuitable: plot too small
(garage 56)

Birch View 8 3 38% Behind Flats

Meadow Road 7 1 14% Adjacent to 5 and 6 Meadow Road Unsuitable: plots too small
(garages 1 to 6)
Frampton Road 1 0 0% Adjacent to 14 Frampton Road Unsuitable; plot to small
(garage 14)

Longcroft Rise 28 11 39% Opposite flat blocks in Longcroft Rise
(garages 532 t0 550
and 562 to570)
Barrington Road 1 1 100% Adjacent to 79 Barrington Road
(garage 259)

St. Leonards Road 1 1 100% Adjacent to 2 Hyde Mead Unsuitable: plot too small
(garage 9)

Hillhouse 6 2 33% Rear of shops
(garages 257 to 262)

Hill Top Court 4 2 50% Attached, side/ rear of 1 to 12 Hill
(garages 1 to 4) Top Court

Woodford Bridge

Unsuitable: development would block light of existing dwellings and suffer from
overlooking issues

Unsuitable: plot too small and attached to electricity sub-station

Nazeing

Waltham Abbey

Unsuitable: development would interfere with vehicular deliveries to shops

Epping

Unsuitable: overlooking from adjacent four storey flats

Loughton

Unsuitable: overlooking from adjacent four storey flats

No Potential of Sites for Council Housebuilding Programme

Unsuitable for Development

01 December 2012

Abridge
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Report to the Council Housebuilding 
Cabinet Committee 
 
Report reference:   CHB-004-2013/14 
Date of meeting: 10 July 2013 

 
Portfolio: 
 

Housing – Cllr David Stallan 
Subject: 
 

Phase 1 Feasibility Report – Council Housebuilding Programme 
Responsible Officer: 
 

Paul Pledger, Asst. Director of Housing (Property)  
(01992 564248) 

Democratic Services Officer: Jackie Leither  (01992 564756) 
 

 
Recommendations: 
 
(1) That the Phase 1 development feasibilities, consisting of the site of the former Red 
Cross Hall and three further garage sites in Roundhills, Waltham Abbey together with  
the garage site at Harveyfields, Waltham Abbey be considered individually in detail and 
collectively as a package for works and be approved to progress to detailed planning 
stage, and if planning permission is received the invitation of tenders; 
 
(2) That in addition to the Phase 1 development sites, the feasibility study for the 
conversion of the former sheltered accommodation at Marden Close, Chigwell Row be 
considered in detail and approved to progress to detailed planning stage and if 
planning permission is received the invitation of tenders; 
 
(3) That it be noted that the estimated combined capital investment required to deliver 
all 25 new affordable rented Council properties in Phase 1, together with the 
conversion at Marden Close, creating 10 new self contained 1-bed flats for general 
needs housing with social rents is around £4,442,285 including fees and works, broken 
down as £3,948,421 for Phase 1 and £493,864 for the Marden Close; 
 
(4) That an estimated subsidy of £425,000 be set aside for Phase 1 of the works in order 
to achieve a pay-back of 30 years with a positive Net Present Value (NPV); and 
 
(3) That the Housing Portfolio Holder be authorised to submit the detailed planning 
applications for each of the Phase 1 development sites and for Marden Close. 

 
Executive Summary: 
 
Taking account of the Draft Development Strategy, Design Standards and Employers 
Requirements, East Thames have prepared individual feasibility study reports for the former 
Red Cross Hall site and 3 further garage sites on Roundhills, Waltham Abbey, a garage site in 
Harveyfields and the former sheltered accommodation units at Marden Close, Chigwell Row. 
A financial viability assessment has been undertaken for each site individually and collectively 
as a package. In total, across all 6 sites the package will deliver 25 affordable Council 
dwellings and a further 10 x 1-bed flats for social rent at a total estimated cost of around 
£4,442,285, using £425,000 subsidy to achieve a 30-year pay-back and a positive NPV. 
 
Reasons for Proposed Decision: 
 

Agenda Item 8
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It is a requirement that the House-Building Cabinet Committee considers and approves the 
package of feasibility studies and financial viability reports for each phase of works and for 
Marden Close, taking account the views of the local Ward Members who represent each site, 
in order for each phase to progress to planning stage and the invitation of tenders. 
  
Other Options for Action: 
 
1.  Not to progress with one or more of the schemes and develop a smaller number of sites 
 
2. To amend the property sizes and types on any or all of the schemes. 

 
Background 
 
1. Attached as individual appendices to this report are 3 separate feasibility studies, which 

consider redevelopment of former garage and amenity sites in Waltham Abbey, and a 
feasibility study which considers the conversion of the former Sheltered Accommodation at 
Marden Close, Chigwell Row. Also attached as an appendix to this report is an Investment 
Report for the development proposals for Phase 1 of the works. Each of these reports 
need to be read both individually and collectively as a package. These are as follows: 
 
Appendix 1 – Former Red Cross Hall, Roundhills, Waltham Abbey 
Appendix 2 – Roundhills, Waltham Abbey (Sites 4, 5, 6 and 7) 
Appendix 3 – Harveyfields, Waltham Abbey 
Appendix 4 – Marden Close, Chigwell Row 
Appendix 5 – Investment Report, Development Proposals for Phase 1. 

 
2. The Cabinet Committee’s attention is drawn to the following outcomes contained within 

the Investment Report: 
 

a. The Total Scheme Costs for Phase one is £3,948,421, in detail £1,037,757 for the 
former Red Cross site, £1,279,671 for Harveyfields and £1,630,993 for the 
Roundhills sites. Additional Total Scheme Costs of £493,864 are incurred for the 
Marden Close scheme.  

 
b. Overall, Phase one will deliver 25 affordable rented units, and Marden Close will 

provide a further 10 units for social rent. 
 

c. Phase one achieves the financial target of loan repayment in Year 30 with a 
subsidy requirement of £425,000. 

 
3. It is recommended that all of the sites included in Phase one, together with the conversion 

of Marden Close be approved to proceed to detailed planning stage and the invitation of 
tenders. 

 
4. It is further recommended that the Housing Portfolio Holder submits a detailed planning 

application for each site. 
 
5. It is recommended that the £425,000 subsidy requirement be allocated to Phase one in 

order to achieve a 30-year loan repayment period. 
 

 
Resource Implications: 
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£4,442,285 from the existing Capital Programme for 2013/14 and 2014/15 inclusive of works 
and fees, using £425,000 subsidy in line with the Council’s Policy on Funding the Council 
House-Building Programme. 
 
Legal and Governance Implications: 
 
Within its Terms of Reference, the House-Building Cabinet Committee is expected to consider 
each site and package of works and approve it to progress to detailed planning stage 
 
Safer, Cleaner and Greener Implications: 
 
Each of the sites being considered currently have garage blocks, rented to garage tenants, 
but not necessarily adjacent to the blocks. A large proportion of these garages are either 
vacant or not used to park vehicles (Source: ECC Parking Standards) Redeveloping these 
garage sites will add value to and enhance the local environment and streetscape. 
 
Consultation Undertaken: 
 
East Thames have been consulted. 
 
Background Papers: 
 
None 
 
Impact Assessments: 
 
Risk Management 
 
Within the financial viability assessment, the greatest risks are that the assumptions prove to 
be incorrect resulting in each phase being un-viable. 
 
These risks are mitigated by the Council being able to either add more subsidy or not to 
progress the works beyond the planning stage. 
 
In addition, a site specific risk register has been compiled and included within the individual 
feasibility reports. 

 
Equality and Diversity: 
 
Did the initial assessment of the proposals contained in this report for 
relevance to the Council’s general equality duties, reveal any potentially 
adverse equality implications? 
 

 No 

Where equality implications were identified through the initial assessment 
process, has a formal Equality Impact Assessment been undertaken? 
 

 N/A 

 
What equality implications were identified through the Equality Impact Assessment process? 
 
It should be noted that an Equality Impact Assessment has already been formulated for 
Housing Strategy and Development. 
 
How have the equality implications identified through the Equality Impact Assessment been 
addressed in this report in order to avoid discrimination against any particular group?      N/A 
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EFDC Investment Report – package one

CONFIDENTIAL

Epping Forest District Council

Investment Report

Decision Item

        

                                

Report to Council Housebuilding Cabinet Committee

Date 10 July 2013

Subject Development Proposals for Package (Year) One

Author Andy Gatrell, Georg Herrmann – East Thames

1.0 Executive Summary

1.1 This report marks the beginning of the Epping Forest Housebuilding Programme and 
proposes Package One for the first year of the Programme, consisting of three sites 
in Waltham Abbey; Harveyfields, the Former Red Cross site, Roundhills and a
further site in Roundhills (comprising 3 garages sites). Details of the proposed
conversion of Marden Close in Chigwell Row are also included in this report.

The sites comprising the proposed first package are currently occupied by garages 
built in the 1970s and, as all garages of this period, are very small.  Parking a 
modern car in these garages proves difficult if not impracticable. The garages suffer 
a high void rate of around 38%, and the use of the majority of let garages for the 
required purpose of parking is considered unlikely. The redevelopment proposals
herein comprise the replacement of 108 garages with 16 houses and 9 flats for 
affordable rent for 96 residents on the Council’s Housing Register; there will also be 
57 parking spaces in total.

The merit of the proposal is to convert poorly used Local Authority land and assets to 
residential use and thus successfully improve small pockets of land in the ownership 
of Epping Forest District Council (EFDC) and provide additional affordable housing 
to meet demand.

Package One achieves on both a consolidated and an individual basis a loan 
repayment in Year 30, although a subsidy of £425,000 from the Council is required 
to achieve this target.

Rents are based on the Council’s Draft Affordable Rents Policy, and it has been 
necessary to apply the use of the proposed Rent Cap within the draft policy of £180 
per week for all the 3 bed houses.

The Marden Close conversion of 20 bedsits to 10 x 1 bedroom flats in Chigwell Row 
remains outside Package One. Cabinet approval has already been granted in 
principle, subject to the decision of the Cabinet Committee. The scheme has a loan 
repayment of 25 years without subsidy.
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2.0 Scheme Description

2.1 The Sites

The former Red Cross site and the Roundhills and Harveyfields garage sites in
Waltham Abbey have been identified to form the first package of the EFDC House 
Building Programme. Conversion works at Marden Close in Lambourne Road,
Chigwell Row have been added on request of the Council’s Cabinet.

2.2 Details

The proposals for the former Red Cross site consist of two storey terraced housing, 
in detail 4 x 3 bed and 2 x 2 bed houses with 12 parking spaces.

The proposals for three garage sites at Roundhills are for 4 x 3 bed and 6 x 2 bed 
houses with 30 parking spaces.

The proposal for the Harveyfields site consists of one three storey block of flats with 
3 x 1 bed and 6 x 2 bed flats with 15 parking spaces.

The Marden Close project in Chigwell Row will deliver 10 x 1 bed units at 58m2 and 
62m2. The existing development, leased to EFDC, of which 45 years remain, is a 
small development in two small blocks which have been void for many months as it 
has become difficult to find elderly residents for small bedsits in Chigwell Row.

EFDC Cabinet gave approval on 4th February 2013 for the conversion of the 20 
bedsits to 10 x 1 bed room units, subject to the approval of the Cabinet Committee.
Rents will remain social rents as per Cabinet approval.

Overall, Package One will deliver 25 affordable rented units, and Marden Close will 
provide a further 10 units for social rent.

Feasibility reports describing these proposals in greater detail with photographs of 
the current sites are to be found at Appendix 2.

2.3 Current Use

Former Red Cross site, Roundhills, Waltham Abbey:-

There are currently 7 garages on this site and additional informal parking. 4 garages 
are void, a void rate of 57%.

Roundhills sites:-

There are currently 54 garages on this site and additional informal parking. 18 
garages are void, a void rate of 33%.

Harveyfields, Waltham Abbey:-

There are 40 garages on this site and additional informal parking. 16 garages are 
currently void, a void rate of 40%.

Marden Close, Lambourne Road, Chigwell :-

This scheme consists of 20 small bedsits of ca 25m2, which has been void for many 
months.
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2.4 Costs

Total Scheme Costs for Package One is £3,948,421, in detail £1,037,757 for the 
former Red Cross site, £1,279,671 for Harveyfields and £1,630,993 for the 
Roundhills sites. Additional Total Scheme Costs of £493,864 are incurred for the 
Marden Close scheme.

As part of the overall Total Scheme Costs, the Total Works Costs for Package One
is £3,428,500, in detail £901,000 for the Red Cross site, £1,113,000 for Harveyfields 
and £1,414,500 for the Roundhills sites. Additional Works Costs of £448,400 are 
incurred for the Marden Close conversion.

The cost advice from Pellings LLP includes allowances for demolition, asbestos 
removal, abnormal costs, contractor’s design fees and a 5% contingency. A build 
cost rate of £1,250 per m2, excluding the aforementioned, is considered to be robust
and appropriate, compared to projects of similar size and scope let within the last 12 
months.

A detailed cost breakdown and copies of the financial appraisal modelling are to be 
found at Sections 7-11 of this report and at Appendix 1 respectively.

2.5 Design

The schemes will be designed following local planning guidance and the Essex 
vernacular architectural tradition. They will use a mix of masonry and timber 
materials and blend well into and enrich the existing urban environment. The design 
brief includes sustainability criteria, and Code for Sustainable Homes Level 3 will be 
reached on all schemes. 

Pellings have provided feasibility reports for the three sites which demonstrate the 
development potential outlined above. The Feasibility reports are attached as 
Appendix 2.

Once approval has been given, the detailed design will be progressed and planning 
applications will be prepared, in consultation with EFDC.

2.6 Procurement

It is proposed that the East Thames’ EU-compliant contractors framework will be 
utilised for procuring a contractor to carry out these works. This report requests that 
authority shall be delegated to the Director of Housing to approve the use of the 
appropriate form of build contract.

3.0 Scheme Status

3.1 What stage is the scheme 
at?

Feasibility stage

3.2 Planning Status? Following approval, detailed design will be undertaken 
with the target of submitting planning applications for 
Package 1 in 8 weeks’ time.

3.3 Have the Build Costs been 
market tested?

Following granting of planning permission, package 1 
will move onto the procurement stage.
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4.0 Strategic Fit

4.1 The scheme complies with the EFDC Draft Development Strategy, particularly as 
this will provide a large number of affordable family units, although it should be noted 
that the Draft Development Strategy has not yet been considered by the Cabinet 
Committee, or adopted yet by the Council’s Cabinet.

The land is owned by EFDC and the redevelopment will eliminate a current ASB 
problem and provide new housing for 102 residents on the Council’s Housing 
Register.

Rents are based on the Council’s Draft Affordable Rents Policy, and it has been 
necessary to apply the use of the proposed Rent Cap within the draft policy of £180 
per week for all the 3 bed houses.

4.2 The Council’s Corporate Plan 2011-2015 sets out the aims and priorities of the 
council for the four year period and addresses the challenges that the district faces. 
It’s stated aim is “Making our district a great place to live, work, study and do 
business”. These schemes shall contribute to this aim.

5.0 Design & Sustainability

5.1 All units will meet the Essex Housing Design Guide and will be built to Code for 
Sustainable Homes Level 3. It is our intention to deliver a scheme with 30% of family 
housing across all tenures and 10% wheelchair units. The numbers of units to be 
dual aspect will be maximised.

6.0 Mix of Units

6.1 The sites disaggregate as follows:-

Former Red Cross site:-

Beds Persons Tenure Size 
sqm

Rent 
p/w

Service 
costs 
p/w

Nr. 
Units

2 4 Affordable Rent 77 £165.58 Incl 2
3 5 Affordable Rent 93 £180 Incl 4

TOTAL AFFORDABLE 
UNITS 6

Harveyfields:-

Beds Persons Tenure Size 
sqm

Rent 
p/w

Service 
costs 
p/w

Nr. 
Units

1 2 Affordable Rent 48 £119.58 Incl 3
2 3 Affordable Rent 68 £165.58 Incl 6

TOTAL AFFORDABLE 
UNITS 9
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Roundhills sites:-

Beds Persons Tenure Size 
sqm

Rent 
p/w

Service 
costs 
p/w

Nr. 
Units

2 4 Affordable Rent 77 £165.58 Incl 6
3 5 Affordable Rent 93 £180 Incl 4

TOTAL AFFORDABLE 
UNITS 10

Marden Close, Lambourne Road, Chigwell

Beds Persons Tenure Size 
sqm

Rent 
p/w

Service 
costs 
p/w

Nr. 
Units

1 2 Social Rent 58 £97.27 tbc 5
1 2 Social Rent 62 £97.27 tbc 5

TOTAL Social Rent
UNITS 10

7.0 Financial Information – Consolidated Package 1

7.1 Summary:-

Package 1 achieves the financial target of loan repayment in Year 30 with a subsidy
of £425,000 from the Council. Total Scheme Costs are £3.9m, as part of which the 
Total Build Cost budget is £3.4m.

All schemes collectively provide a positive Net Present Value (NPV) of £2,757 over 
the appraisal period of 30 years.

7.2 Financial Measure Value

7.3 Loan Repayment In Year 30

7.4 Internal Rate of Return 3.51%

7.5 Net Present Value £2,757

7.6 Total Scheme Cost £3,948,421

7.7 Acquisition £0

7.8 Works Cost £3,428,500

7.9 Total on costs £519,921

7.10 Total Loan Requirement £3,523,421

7.11 First year surplus/(deficit) £5,543

7.12 Subsidy £425,000
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8.0 Financial Information - Red Cross site, Waltham Abbey

8.1 Financial Measure Value

8.2 Loan Repayment In Year 30

8.3 Internal Rate of Return 3.67%

8.4 Net Present Value £21,325

8.5 Total Scheme Cost £1,037,757

8.6 Acquisition £0

8.7 Works Cost £901,000

8.8 Total on costs £136,757

8.9 Total Loan Requirement £932,757

8.10 First year surplus/(deficit) £8,326

8.11 Subsidy £105,000

9.0 Financial Information – Harveyfields, Waltham Abbey

9.1 Financial Measure Value

9.2 Loan Repayment In Year 30

9.3 Internal Rate of Return 3.71%

9.4 Net Present Value £30,721

9.5 Total Scheme Cost £1,279,671

9.6 Acquisition £0

9.7 Works Cost £1,113,000

9.8 Total on costs £166,671

9.9 Total Loan Requirement £1,099,671

9.10 First year surplus/(deficit) £11,307

9.11 Subsidy £180,000
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10.0 Financial Information – Roundhills, Waltham Abbey

10.1 Financial Measure Value

10.2 Loan Repayment In Year 30

10.3 Internal Rate of Return 3.67%

10.4 Net Present Value £35,149

10.5 Total Scheme Cost £1,630,993

10.6 Acquisition £0

10.7 Works Cost £1,414,500

10.8 Total on costs £216,493

10.9 Total Loan Requirement £1,490,993

10.10 First year surplus/(deficit) £14,104

10.11 Subsidy £140,000

11.0 Financial Information – Marden Close, Lambourne Road, Chigwell

11.1 The Marden Close scheme achieves a loan repayment in Year 25 without any
subsidy. The loan repayment is therefore within the period of the existing lease. 

It achieves a positive NPV for the Council over the 30 year appraisal period of 
£84,772.

11.2 Financial Measure Value

11.3 Loan Repayment In Year 25

11.4 Internal Rate of Return 4.77%

11.5 Net Present Value £84,772

11.6 Total Scheme Cost £493,864

11.7 Acquisition £0

11.8 Works Cost £448,400

11.9 Total on costs £45,464

11.10 Total Loan Requirement £493,864

11.11 First year surplus/(deficit) £10,520

11.12 Subsidy £0
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12.0 Key Risks 

12.1 Revenue Risks: The rents assumed in the financial appraisal prove to be too high.

Mitigation: EFDC approve rent assumptions and the rents are within the Council’s 
draft rent setting policy.

12.2 Capital Risks: Ground conditions and site surveys may identify additional un-
budgeted costs. Tender returns may be higher than estimated. 

Mitigation: If site surveys identify substantive costs additional approval may be
required or the scheme may be discontinued or redesigned to reduce build budget.

Additionally a 5% contingency has been allowed for within the build cost estimate to 
hedge against this risk.

12.3 Reputational Risks: Delays to programme and change of use issues in respect of car 
parking may result in adverse publicity.

Mitigation: Consultation with local residents and EFDC. If Package One is delayed 
we are able to substitute sites. The Council’s off site parking programme will be very 
welcome in the communities affected and thus help our programme.

12.4 Quality Risks: Build quality does not meet specified standards.

Mitigation: We will monitor robustly the build process with our qualified staff and 
consultants. The use of East Thames’ Employer’s Requirements will ensure that 
schemes are delivered to high standards.

12.5 Legal: Rights of Ways and Easements may be identified in the course of the due 
diligence process.

Mitigation: East Thames and EFDC have formulated a robust due diligence process,
and this process will be followed on each and every scheme.

12.6 Procurement: Going out to OJEU to procure Package 1 will lead to delays and 
additional costs.

Mitigation: Use of the OJEU compliant East Thames Framework

Recommendation The Council Housebuilding Cabinet Committee is being asked to:

Details Approve, subject to the satisfactory completion of the due diligence 
process :-

 The scheme proposals presented herein (including the 
financial appraisals) to develop up to 25 units;

 The submission of planning applications for each scheme;

 A total scheme budget of £3,948,421 for Package 1 and a 
total scheme budget of £493,864 for the Marden Close 
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scheme; and

 Use of the East Thames Contractors Framework to procure 
building contractors for these projects.

Appendices

1, Financial appraisal model

2, Feasibility reports
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Report to the Council Housebuilding 
Cabinet Committee 
 
Report reference:   CHB-005-2013/14 
Date of meeting: 10 July 2013 

 
Portfolio: 
 

Housing – Cllr David Stallan 
Subject: 
 

Procurement of Works Contractor – Council Housebuilding 
Programme 

Responsible Officer: 
 

Paul Pledger, Asst. Director of Housing (Property)  
(01992 564248) 

Democratic Services Officer: Jackie Leither  (01992 564756) 
 

 
Recommendations: 
 
That the Council procures it Works Contractors for the House-Building 
Programme using the current and any future East Thames EU-compliant 
Framework Agreement. 
 
Reasons for Proposed Decision: 
 
The procurement of works for the House-Building Programme would require the Council 
to undertake an EU-compliant tender exercise. However, East Thames have already 
undertaken an EU-compliant tender exercise, which is available for the Council to use. 
 
Other Options for Action: 
 
1. To undertake a separate EU procurement exercise, specific to just the Council’s 
House-building Programme. This would be time consuming and costly. 
 
2. Not to undertake an EU procurement exercise, and to let individual works contracts 
for each site. This would not generate savings through economies of scale and would be 
much more resource intensive to undertake. It would significantly  delay the period 
between receipt of planning permission and starting on site. 
 
Report: 
 
1. A significant part of the House-building Programme is the procurement of the 
construction works. The Council’s Contract Standing Orders requires the Council to 
undertake competitive tenders for all works over £50,000. However, in addition, EU 
procurement rules apply to all works contracts where the value is (currently) in excess of 
£4,348,350.  

 
2. In order to obtain the best value for money, the Council would seek to appoint a 
Works Contractor on a single contract for each phase of works. This would not 
necessarily reach the EU limits on a phase by phase basis, but would over the whole of 
the programme. As part of the Council’s Development Agency Agreement with East 
Thames, East Thames has the responsibility for procuring the Works Contractor on 
behalf of the Council. However, East Thames have already undertaken an EU-compliant 
procurement exercise to select a list of approve Framework Contractors from which all of 
their own House-building Programme is tendered, and have offered the Council, as part 
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of their tender for Development Agent, the opportunity to use this Framework 
Agreement, to avoid the necessity of the Council incurring the time and expense to 
produce a similar document. 
 
3. East Thames have taken Legal Advice from their Solicitor, Trowers & Hamlins, who 
have confirmed that the Council can legally use their Framework Agreement, and that its 
use by the Council would comply with EU procurement rules. 
 
4. The Framework Agreement is based on a list of approved Contractors, who have all 
applied to join the Approved List to undertake construction works, based on a traditional 
JCT Design and Build Contract. The list is broken down into two separate contracts, one 
for contracts below £5m and one for contracts above £5m. The estimated value of the 
Council’s works packages will determine which list of contractors is invited to tender. 
There are at least two local contractors on each of the Approved Lists. 
 
5. Invitations to tender will be issued to all contractors on the list, who will then provide 
a competitive bid, which will therefore satisfy Contract Standing Orders. It is therefore 
recommended that the Council seeks competitive tenders for the construction works 
using the East Thames Framework Agreement. 
 
Resource Implications: 
 
Undertaking a competitive tender exercise for the Construction works using the East 
Thames Framework Agreement is included in the Development Agent tender submission 
by East Thames. The fees and works costs are included in the existing Capital 
Programme for Council House-Building 
 
Legal and Governance Implications: 
 
Based on the advice from East Thames and their own Legal Advisors, Trowers and 
Hamlins, using this Framework Agreement satisfies the EU Procurement Rules. This 
also complies with Contract Standing Orders. 
 
Safer, Cleaner and Greener Implications: 
 
None 
 
Consultation Undertaken: 
 
Advice has been sought from the Essex Procurement HUB and East Thames legal 
advisors, Trowers and Hamlins 
 
Background Papers: 
 
The East Thames OJEU Notice and the advice from Trowers and Hamlins Solicitors 
 
Impact Assessments: 
 
Risk Management 
 
Legal advice has been sought in order to consider and mitigate risks. 
 
Equality and Diversity: 
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Did the initial assessment of the proposals contained in this report for 
relevance to the Council’s general equality duties, reveal any potentially 
adverse equality implications? 
 

 No 

Where equality implications were identified through the initial assessment 
process, has a formal Equality Impact Assessment been undertaken? 
 

 N/A 

What equality implications were identified through the Equality Impact Assessment process? 
 
N/A 
 
How have the equality implications identified through the Equality Impact Assessment been 
addressed in this report in order to avoid discrimination against any particular group? 
 
N/A 
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Report to the Council Housebuilding 
Cabinet Committee 
 
Report reference:   CHB-006-2013/14 
Date of meeting: 10 July 2013 

 
Portfolio: 
 

Housing – Cllr David Stallan 
Subject: 
 

Council Housebuilding Programme – Risk Register 
Responsible Officer: 
 

Alan Hall, Director of Housing  (01992 564004) 
Democratic Services Officer: Jackie Leither  (01992 564756) 

 
 

Recommendations: 
 
That the first iteration of the Programme-wide Risk Register for the Council 
Housebuilding Programme (to be tabled) be noted. 
 
Reasons for Proposed Decision: 
 
The Council’s Housebuilding Programme is a major undertaking, involving significant 
amounts of money and risks, it is essential that the Officer Project Team and the Cabinet 
Committee record, monitor and mitigate those risks. 
 
Other Options for Action: 
 
(a)  Not to have a Risk Register – but it would not be appropriate to contemplate such an 
option; andf 
 
(b)  To request amendments to the format or content of the Programme-wide Risk 
Register. 
 
Report: 
 
1. Since the Council’s Housebuilding Programme is a major undertaking, involving 
significant amounts of money and risks, it is essential that the Officer Project Team and 
the Cabinet Committee record, monitor and mitigate those risks. 
 
2. As part of the Council’s Development Agency Agreement with East Thames, East 
Thames has the responsibility for producing and keeping up to date the Risk Registers 
for the Housebuilding Programme.  In turn, East Thames has instructed their building 
consultants, Pellings LLP, to undertake the administration of the Risk Registers on its 
behalf. 
 
3. Following approval by the Cabinet of individual developments and development 
packages, Pellings LLP will produce and keep updated Risk Registers for each 
development/package, which will be monitored by the Project Team at Project Team 
Meetings. 
 
4. In addition, it is appropriate to have a “Programme-wide” Risk Register, which will be 
a “live document” for the Housebuilding Programme.  Pellings LLP are currently finalising 
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the first iteration of the Programme-wide Risk Register, which will be either tabled or 
provided in advance of the meeting. 
 
5. The Cabinet considered the format of the Risk Register at its last meeting. 
 
Resource Implications: 
 
If risks are not properly identified or managed, it could result in additional costs to the 
Council, with the amounts dependent on the issue and its severity. 
 
Legal and Governance Implications: 
 
There is no legal requirement to have and maintain a Risk Register, but it is good 
governance practice to do so. 
 
Safer, Cleaner and Greener Implications: 
 
None 
 
Consultation Undertaken: 
 
None 
 
Background Papers: 
 
None 
 
Impact Assessments: 
 
Risk Management 
 
The purpose of the Risk Register is to record, monitor and mitigate risks 
 
Equality and Diversity: 
 
Did the initial assessment of the proposals contained in this report for 
relevance to the Council’s general equality duties, reveal any potentially 
adverse equality implications? 
 

 No 

Where equality implications were identified through the initial assessment 
process, has a formal Equality Impact Assessment been undertaken? 
 

 N/A 

What equality implications were identified through the Equality Impact Assessment process? 
 
N/A 
 
How have the equality implications identified through the Equality Impact Assessment been 
addressed in this report in order to avoid discrimination against any particular group? 
 
N/A 
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