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1.

Purpose of Report
To recommend 4 sites are conditionally opted into PSP Southend LLP for
delivery.

2.

Recommendations

2.1

That Cabinet notes that the high-level business plan, future updates to it
and progress against it will be presented to Shareholder Board in due
course together with the financial performance of PSP Southend LLP (the
LLP).

2.2

That the sites listed in section 3.4 of this report are conditionally opted into
the LLP for delivery in line with the objectives set out subject to the
completion of all relevant due diligence required through PSP Stages e2
and e3 (including completion of the best value review by CIPFA).
Operational decisions on the development of the sites going forward will
be taken by the LLP Partnership Board (through the Council’s LLP
Representatives).

2.3

That officers continue to engage with the partnership through regular
liaison meetings on the future pipeline of development opportunities to
ensure that the business plan can be serviced and there is a continuous
pipeline of delivery to optimise and support the viability of the LLP.

2.4

That Cabinet note that the £5m identified for the delivery of Ilfracombe
Avenue will no longer be required and can be released form the Capital
Programme and that officers and the LLP are pursuing potential funding via
the Homes England ASELA fund to assist with viability and delivery.
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3.

Background

3.1

Partnership Arrangements

The report to Cabinet on 25 February 2020 set out the background to the Council’s PSP
Southend LLP partnership and the proposed changes to it, principally to align it to the
Council’s other companies which now report into Shareholder Board. Cabinet minute
857 refers.
3.2

Business Plan

It has been identified that the Council and the LLP would benefit from a business plan
to bring together the strategic objectives of the partnership with the operational
objectives for individual projects.
The business plan is being developed. At recommendation 2.1 of this report, Cabinet is
asked to note that it will be presented to Shareholder Board in due course once it has
been agreed by the LLP Partnership Board.
Delivery to date and the 4e’s model

3.3

To date, the Council has delivered the developments at the Former Hinguar Primary
School, Saxon Lodge and the nursery and housing at Constable Way, all in
Shoeburyness through the PSP model with a good degree of success.
Sites progress through the LLP in a structured way through the following stages:
e1 - Explore e2 - Evaluate e3 - Examine e4 – Engage
These stages take opportunities from their earliest stages through to delivery in a
manner that is compliant with all relevant finance, governance, statutory and
procurement rules.
Sites can be looked at for e1 and into e2 before Cabinet approval is required for them
to progress. At the point when Cabinet is asked to agree sites to be progressed through
the LLP, high level objectives for the site will be set out and then incorporated into the
business plan. All further decisions will then be made within the LLP provided that they
are aligned to the agreed objectives and the LLP will report to Shareholder Board on
performance against the agreed objectives.
3.4

Sites recommended to be delivered by the LLP.

Following initial due diligence, and work through the Housing & Development Pipeline
project, it is recommended that the following sites are now opted into the LLP for further
work.





Land at (formerly) Futures High School
Ilfracombe Avenue Car Park (previously agreed but delivery method to change)
Thorpedene Campus
Land East of Brendon Way
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These sites have cleared the e1 stage and, subject to Cabinet agreement, are now able
to be progressed through the LLP. The paragraphs below set out the background,
opportunity and proposed objectives for each:

3.5

Land at (formerly) Futures High School, Southchurch Boulevard.

This land was released following the Council’s purchase of the former Procat building
and it’s subsequent reconfiguration and transfer to Southchurch High School
(Academy). As part of the Secretary of State’s consent, the land of the former school
was agreed to be transferred to the Council for development with the proceeds being
used to retrospectively part-finance the acquisition and conversion costs.
Since Southchurch High School vacated the old buildings, demolition has progressed
so that the site is available for development (some works remain to be completed at the
time of writing).
Through engagement with cabinet members (and subject to planning), the site has been
identified as being suitable for residential development of approximately 30 homes of a
range of sizes and tenures.
The LLP’s role in this site would be a land promotion role where they will provide the
skills and capacity to prepare the site for the market (assembling all relevant due
diligence reports and preparing a planning brief) before seeking a suitable developer to
deliver the objectives. The Council, through its LLP role will have full visibility of this and
the facilitation fee payable to PSP will be agreed at e3 stage to reflect the work,
investment and added value and the project, including the PSP return, will be tested by
CIPFA’s best value analysis prior to proceeding to eth final delivery stage.
The Council and PSP are trying to secure c.£800k of Homes England funding via
Association of South Essex Local Authorities (ASELA) which would contribute to the
cost of securing, hoarding and demolishing the site including the significantly increased
asbestos removal costs suffered during the project. This funding would greatly assist in
securing the expected land receipt.
The proposed objective for this site is to maximise the capital receipt to the
Council (to retrospectively part-finance the Procat acquisition).

3.7

Ilfracombe Avenue

This site has previously been agreed to be opted into the LLP however the objectives
and delivery mechanism have proved to be unviable therefore the LLP has reviewed a
range of possible options and it is now proposed that this follows a land promotion
arrangement, with a deferred repayment arrangement similar to the Hinguar, Saxon and
Constable Way developments which have proved very successful.
Most recently the site was agreed to be opted in for delivery using the PSP’s housing
model with funding being provided by the Council using public works loan board funding.
The return to the Council was proposed to be 2-fold, a return on the development finance
plus a profit rent. It was agreed that the revenue surplus may be used to support the
refurbishment/replacement of the building housing Southchurch Library. Previously on
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this basis whilst still marginal, the development was viable. There has however been a
significant increase in build costs and on review, there is insufficient margin for the
development to proceed on this basis.
Therefore, because the delivery mechanism proposed is now different, a fresh Cabinet
authority is sought.
The Council and PSP are trying to secure (c.£500k) of Homes England funding via
ASELA. This would contribute to the cost of diverting a water main beneath the land,
relocating a mobile phone mast on the corner of the site and to the costs of bringing in
utilities, planning and project management plus, potentially delivering EV charging
facilities on site. This funding would greatly assist in securing the expected land receipt
from the land.
It is therefore recommended that the site remains with the LLP for delivery but that,
following examination of a range of other delivery options, the LLP’s role in this site
would be a land promotion role where they will provide the skills and capacity to prepare
the site for the market and secure a suitable development partner to deliver the
objectives. The Council, through its LLP role will have full visibility of this. The facilitation
fee payable to PSP will be agreed at e3 stage to reflect the work, investment and added
value and the project, including the PSP return, will be tested by CIPFA’s best value
analysis prior to proceeding to the final delivery stage.
It is recommended at 2.7 of this report that the £5m previously allocated in the Capital
Programme for development finance is released from the Capital Programme as it will
no longer be required.
The proposed objective for this site is to maximise the capital receipt to the
Council which may then be used to support the Capital Programme and potential
investment in the building housing Southchurch Library.

3.8

Thorpedene Campus

This site includes the site of Delaware House, Thorpedene Library (closed), Thorpedene
Clinic, the shared car park, the on-site accommodation and Thorpedene Community
Centre.
The new development at Burr Hill Chase is scheduled for completion in financial year
2021/22. As part of the business case for the new development at Burr Hill Chase, the
capital receipt from the sale of Delaware House and the wider site is an important part
of the financing package. Therefore, it is important to maximise the capital receipt from
the land.
Following the merging together of Friars (now redeveloped also by PSP) and
Thorpedene Libraries into part of Shoebury Youth Centre, the first floor which was home
to Thorpedene Library is now obsolete and ready for redevelopment. The NHS is
redoubling its efforts to deliver the Shoebury Health Centre project which will leave the
clinic on the ground floor surplus and vacant.
Thorpedene Community Centre’s primary occupier is a playgroup, and it is proposed
that in any redevelopment, new community facilities would be provided which could
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accommodate the Early Years provision subject to the usual demand and quality tests
and agreement of terms.
The delivery model for Thorpedene is yet to be concluded as the next stages of due
diligence will be costly and time consuming. The site does however offer the LLP a good
development opportunity and agreeing in principle to opt the land in will enable the
Council and PSP to work closely together with the NHS and current occupiers to plan
and assess the viability of the site for a range of options including a) a residential led
development; or b) a Health Centre led development subject to further conversations
with the NHS. In either scenario, community facilities would also be part of the essential
requirement to be delivered.
As a mid-sized site with potential for a range of development options, it is recommended
that these are explored further through the LLP, again conditional on satisfactorily
meeting the e2 and e3 tests before proceeding to e4 (Delivery). PSP will bring its private
sector skills, resource and capacity to the consultation, feasibility and planning for the
site to help the Council achieve its objectives for the land.
The Council and PSP are trying to secure (c.£2.8m) of Homes England funding via
ASELA. This would contribute to the cost of site preparation, consultation, demolition,
asbestos removal, dealing with gradient, access and rail licences, ecology and
community facilities. This funding would greatly assist in securing a full land receipt from
the land.
The proposed objectives for this site are:
a) To deliver a purposeful consultation on future use, including full
engagement with the NHS on the potential for the land to support the
Shoebury Health Centre project
b) To deliver mixed residential development including new community
facilities and, if identified as a preferred option, Shoebury Health Centre
in partnership with the NHS
a) To maximise the capital receipt to the Council to retrospectively partfinance the new residential facility at Burr Hill Chase.

3.9

Land north of Prince Avenue (including land east of Brendon Way)

This site is the subject to the outcome of the separate paper on this Cabinet Agenda on
Land north of Prince Avenue.
The land presents a range of opportunities including potential for some housing to the
west of the site adjacent to existing housing.
This site is potentially challenging given its proximity to the flight path however it is some
way outside the public safety zone and there are several close development precedents.
The site is currently being considered as part of the Local Plan and if allocated, may be
suitable for low-rise, low carbon residential development. New development would of
course consider its setting and environment and could be designed having regard to its
location and constraints such as the proximity to the airport and access. The land may
well suit modular housing and could be promoted exclusively for net zero carbon,
precision-built homes.
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The land is part of a much wider strategic land holding which presents several
opportunities as set out in the separate report referenced above.
In addition to the PSP role in delivering the potential housing, PSP are also able to
provide a range of consultancy services and can be directly procured through a
framework (Bloom) for such matters. With Cabinet’s agreement, engaging PSP in both
the delivery of the housing and in supporting the Council in the planning and delivery of
the wider site presents a good opportunity for the Council to benefit from resource,
experience and capacity and to remain fully involved in the development through the
LLP. It is too early at this stage to decide if PSP is the right partner for this wider strategic
piece at this time however it is appropriate to explore this further and to return to Cabinet
with a conclusion in due course.
PSP is however well placed to deliver the housing element of the site and it is
recommended that the land east of Brendon Way is explored further through the LLP,
again conditional on satisfactorily meeting the e2 and e3 tests before proceeding to e4
(Delivery). PSP will bring its private sector skills, resource and capacity to the
consultation, feasibility and ultimately planning for the site to help the Council achieve
its objectives for the land.
The proposed objectives for this site are:
b) To deliver mixed residential development of net zero carbon homes
(estimate 40-50 homes)
c) To deliver best consideration to the Council for its land.
Separately in relation to the wider site opportunity, to consider the role the LLP
may play in the wider land holding and report back to Cabinet in due course.

Affordable Housing
Progressing several sites through the LLP together opens up opportunities for flexibility
around the delivery of affordable housing.
As a matter of principle, any housing development promoted through the LLP must
deliver a level of affordable housing which is at least compliant with the Council’s
planning policies (in some circumstances this may include conversion to a commuted
sum where that is most appropriate). It may be possible, as was the case with the sites
at Hinguar and Saxon Lodge, for the affordable housing to be delivered more efficiently
on one site, cross funded by another site being all private housing.
Where there are opportunities to optimise returns and the amount and quality of
affordable housing delivered, these can be explored by bundling sites together within
the LLP for planning and delivery.
3.10

Future pipeline

The business plan will recognise the importance of working to identify a future pipeline
of potential sites to assist the Council’s delivery programme, for the LLP’s own
sustainability and because bringing forward development takes considerable time.
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The LLP has previously been identified and agreed as a key delivery vehicle for the
Council and one which has the potential to deliver both with and for the Council,
particularly across the mid-sized sites which fall between the small HRA and garage
sites and the very complex/large sites which are likely to require a bundled and/or
procured joint venture approach.
It is therefore recommended at 2.3 that work continues to consider potential future sites
for delivery through the LLP.
3.11

Use of internal resources (development cost/capitalised salaries)

In addition to being able to benefit from the additional expertise and resource via the
LLP, a further benefit is that the Council can use its internal skills to offer services into
the LLP. For example, surveying, architectural or engineering services can be provided
by Council staff (where capacity allows) and these services can then be charged back
to the LLP as development costs.
This has the benefit of not only reducing the costs for the LLP and enabling the Council
to recover costs but also in upskilling and developing staff and providing opportunities
to work closely alongside private development colleagues to gain experience and look
at sites from a private sector perspective bringing improved commercialisation back to
their teams and therefore the wider Council.

4.

Other Options

The Cabinet could not agree to opt some or all of the proposed sites into PSP Southend
LLP for delivery and to either consider direct delivery (having regard to the scares
internal resources) or alternative delivery vehicles. Either of these options will however
delay delivery and it should be noted that the e3 stage requires CIPFA to endorse the
projects and that they deliver the best value for the Council before moving to e4 where
the land is committed (in legal terms).

5.

Reasons for Recommendations

To capture the benefit of the additional and external resources available through the
partnership.
Best consideration can be tested along the way and via the CIPFA best value review as
part of stage e3.
To provide opportunities for internal resources to be charged into the LLP and recovered
as development costs while also benefiting staff development and commercialisation
through closer working with the private sector.
To use this additional tool available to the Council to move forward into delivery on the
identified mid-sized sites while internal resources are focussed on direct delivery of the
HRA development programme, acquisitions programme and the key regeneration
schemes.
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It is important for the Council to maintain housing delivery across a range of development
sites and types to help meet market demand and to contribute to the overall housing
targets. All development also delivers local employment and helps the recover the
economy.

6.

Corporate Implications

6.1

Contribution to the Southend 2050 Road Map

The proposed developments contribute to a range of Southend 2050 outcomes including
the following:

6.2



We act as a Green City with outstanding examples of energy efficient and carbon
neutral buildings, streets, transport and recycling.



We are well on our way to ensuring that everyone has a home that meets their
needs.



We are all effective at protecting and improving the quality of life for the most
vulnerable in our community.



Residents feel safe and secure in their homes.



A range of initiatives help increase the capacity for communities to come together
to enhance their neighbourhood and environment.
Financial Implications

The financial implications are set out generally in the report.
The £5m identified in the Capital Programme for the development funding for
Ilfracombe Avenue can be released as the proposed alternative delivery method will
mean that this is no longer required.
The previous proposal to generate revenue from Ilfracombe Avenue to finance
borrowing to invest in the building which houses Southchurch Library is replaced by a
mechanism which will deliver a capital receipt which, subject to much further work, a
review of services and investment board agreement, may be used to invest in the
replacement or major refurbishment of the building which houses Southchurch Library.
The Procat building and conversion was part funded (in advance) via the capital
receipt generated from the sale of the Futures Land.
The Capital investment in the new care facility was built up including the capital receipt
from the land at Thorpedene Campus (and Avro/Viking and the land adjacent to the
new care home).
The opportunities to capitalise salaries into the LLP and recover them as development
costs is identified and will help the Council to manage its revenue budgets – the details
and extent to which this can be exploited is as yet not known and will vary case to
case and depending on the availability of resources.
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The Council tax and business rates income from the various schemes should also be
considered although as the precise development mixes are not known at this stage
figures for this are not reported. It is also important to note that with additional
development comes pressure on social infrastructure generally which the Council Tax
and Business Rates will assist with. In addition, the sites will be subject to Community
Infrastructure Levy (CIL) and where applicable s.106 to further support the delivery of
social infrastructure as appropriate.
6.3

Legal Implications

As set out in the report – any legal transactions will require the usual legal due diligence
prior to exchange.
6.4

People Implications

As set out in the report there are opportunities for staff development, learning and
commercialisation through working closely with private sector partners.
6.5

Property Implications

As set out in the report.
6.6

Consultation

The proposed sites have been subject to various Councillor briefings as part of the
Housing and Development Pipeline work.
The development of sites will be subject to the usual planning consultation process.
6.7

Equalities and Diversity Implications

All new housing will meet current standards for accessibility and affordable housing
provision.
6.8

Risk Assessment

Each development will be subject to the relevant risk assessments at the appropriate
time as the individual projects are developed and risks will be reported through the
Partnership Board and on to Shareholder Board as appropriate.
It should be noted that where sites are used to cross-deliver affordable housing both the
planning and disposal strategies need to be aligned and may well require the use of a
common development partner meaning schemes may only be able to be delivered as
fast as the slowest part so this may not always be optimal.
6.9

Value for Money

There are several references to the CIPFA best value reviews which are undertaken at
the end of the e3 stage prior to transacting and moving into delivery – these provide an
independent review and assurance that the Council is receiving best value through the
use of the LLP, the proposed development and transaction.
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6.10

Community Safety Implications

This will be considered through the design and planning process as with any
development projects.
6.11

Environmental Impact

There are opportunities to deliver high quality, low, or net zero carbon homes across
the sites proposed. These opportunities will be considered and explored in detail as
the various sites progress through the design and review stages and in to planning.
7.

Background Papers

The report to Cabinet on 25 February 2020 which also references further background
papers.
8.

Appendices

None
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