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1. Executive Summary
1.1 Introduction
In January 2021, Cabinet agreed the strategic case for Sefton Council re-entering the social housing market
through the provision of Council Housing for rent and gave authority to negotiate the terms to acquire one
block, comprising nine apartments at Buckley Hill Lane Netherton, as the start of its future stock of Council
Housing from Sandway Homes.
Development of this Business Case has been prepared at the start of Sefton’s Council Housing journey and
considers the first development acquisition by the Council as the start of its future Council Housing stock.
Provision of Council Housing at Buckley Hill Lane will:





Provide additional social rented homes within Netherton of the size and type to support housing
need
Provide new homes that are affordable
Provide good quality homes to households registered on the housing waiting list Property Pool Plus
Provide a number of ready adapted homes to meet the needs of households requiring level access
accommodation

1.2 Strategic Context
Provision of Council Housing at Buckley Hill Lane aligns and supports the delivery of the Council’s corporate
and strategic priorities including the Sefton Vision 2030 and Core Purpose and Housing Strategy. Homes
provided will be of high-quality and will be let at social rent thereby providing homes at affordable and
reduced cost supporting households in housing need.

1.3 Summary of Proposal
The site at Buckley Hill Lane is being developed by Sandway Homes as a mixed tenure development. The
majority of homes on the site will be available for open market sale and will be sold directly by Sandway
Homes. Affordable housing is being provided as part of the mix of homes and an offer made to the Council
to acquire a proportion to deliver as Council Housing.
In providing social housing for rent, the Council has two options over how it wishes to set rents. Social rent
is typically 50-60% of local market rents, set according to Government formula and provides the lowest
and most affordable social housing offer. Service charges are charged separately on top of the social rent
amount to cover the cost of providing communal or shared services to buildings. Affordable rent is
generally higher, set at up to 80% of local market rents inclusive of service charges. Affordable rents are
often capped at Local Housing Allowance rates to ensure that rents are not set too high in relation to local
market context. In providing a truly affordable housing offer, the preference is to charge socia l rent for
Council housing delivered at Buckley Hill Lane.
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Two acquisition options are considered in this Business Case:
1. Base Case Option: 9 social rent homes to be provided within a single apartment block, 6 x 1bedroom and 3 x 2-bedroom apartments with all ground floor apartments being level access and
adapted to include level access shower facilities. All apartments are self-contained, each accessed
through their own front door. Communal areas include hallways and stairways allowing access to
each apartment.
2. Alternative Option: The 9 social rent homes detailed at option 1, plus a further 4 x 2-bedroom
houses to be delivered for shared ownership. A total of 13 affordable homes across two tenure
types.

1.4 Financial Implications
A full financial viability appraisal has been undertaken for both acquisition options to understand costs to
the Council in acquiring the properties and the long-term management and maintenance of the homes.
Both options are not financially viable to deliver solely relying on internal capital funding from the Council.
Financial appraisal demonstrates that both options generate a negative net present value based on the
purchase price agreed for the social rent homes and all assumptions included within the appraisal. This is
consistent with appraisals carried out by other local authorities for similar schemes. Viability presents a
challenge in delivering social and affordable housing schemes given that the rents charged to tenants are
typically a lot lower than market rents and therefore produce a lower rental return through which to off set operational costs and provide operational housing management and maintenance services . Homes
England have introduced a new Affordable Homes Programme (AHP) for 2021-26 providing grant funding
to support the development of affordable homes including social rent, affordable rent and shared
ownership.
In order to make both options financially viable, the Council would need to bid for and secure grant
funding from Homes England through the AHP. The grant funding levels required based on each option are
detailed at section 5 of the Business Case within the Financial Case. The risk register at Appendix 5
recognises that there is a risk to the Council that Homes England grant funding does not support the
scheme. If this risk does arise then a further report will be brought to Cabinet to reflect the Council’s
position and consider alternative options in acquiring Council housing from Sandway Homes. Actions are in
place to mitigate this risk including consultancy support to prepare a robust, competitive and compliant
bid and regular contact with Homes England to discuss grant funding potential and the Council’s position.
Both appraisals are based on a set of assumptions which have been benchmarked with the affordable
housing sector and reviewed by external consultants.

1.5 Conclusion and Recommendations
The Business Case identifies that there is a strategic case for the Council to deliver Council Housing of the
type and size proposed and offered at Buckley Hill Lane. Robust financial viability appraisal and assessment
of the strategic and management case demonstrates that the acquisition of homes is deliverable in
financial terms, however grant funding will be required to support this to bridge the gap, the risks can be
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managed, and a range of outcomes will be achieved from its delivery including to provide quality
affordable homes to those in housing need in Sefton.

2. Strategic Case
2.1 National Policy Context
In recent years, there has been growing acceptance in Government that Councils need to play a greater
role in meeting new build housing targets. Government target is to deliver 300,000 homes a year by the
mid-2020s, and Councils are encouraged to support this target in going beyond any statutory duty in
planning and housing.
In 2017, the housing white paper ‘Fixing Our Broken Housing Market’ referenced the good and innovative
examples of Councils delivering housing including through local housing companies delivering a range of
tenures. Sefton Council recognise the importance of providing good quality homes for the residents of
Sefton and have responded in part through the creation of Sandway Homes, the Council’s wholly owned
development company.
Further measures have also been introduced by the Government to support Councils in their housing
delivery including:
-

-

Enabling Councils to hold up to 199 homes in the General Fund before needing to reopen a Housing
Revenue Account allowing those with little or no stock to prudentially borrow through the General
Fund to build
Removal of the borrowing cap on the Housing Revenue Account enabling Councils to increase
borrowing capacity to invest in new social housing
Widening funding accessibility through the new AHP and inviting Councils to apply as a strategic
partner to support larger development programmes
Introducing flexibilities on how local authorities can use receipts from Right to Buy sales to
generate additional development

2.2 Local Policy Context
Sefton Vision 2030 and Core Purpose
Sefton Vision 2030 sets eight visionary outcomes for Sefton as a borough following extensive consultation
with residents, stakeholders and businesses setting out the place that Sefton strives to be by 2030.
Delivery of Council Housing will provide an alternative and additional social housing offer across Sefton and
so directly contributes to the vision to allow people to live, work and have fun in Sefton pledging to ensure
housing choice across all types and tenures across the borough.
Social housing not only provides a roof and somewhere to live but offers wider benefits to the involvement
and creation of communities, social value offers around employment and training and through the
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procurement of services can support the local economy. Reviewing the Sefton 2030 outcomes, council
housing supports at least five of the eight outcomes.
As well as providing quality, affordable housing, Sandway Homes are committed to bringing added social
value to the borough and to residents of Sefton. Sandway’s Board of Directors have set a challenging
Balanced Scorecard which includes targets for delivering social value. Sandway are now actively developing
on two other sites in Sefton (Hey Farm Gardens, Crossens and Sandy Brook, Ainsdale) and have been
tracking progress towards their targets, including employment targets.
Jobs have been created so far for six Sefton residents and Sandway will be looking to exceed their total
target of eight new job opportunities through the development of Buckley Hill Lane. Sandway actively
engage with their building contractor and Sefton@Work to provide opportunities where possible, with a
further request that sub-contractors do the same. Whilst the Covid-19 pandemic has created challenges in
being able to provide opportunities for residents who are not currently in employment, education, and
training, Sandway will be looking to provide three further opportunities for Sefton residents who fall into
this category and will similarly be working with partners to offer in the region of six apprenticeships.
Once work has commenced at Buckley Hill Lane, Sandway aim to actively engage with Hugh Baird College
Construction Department to engage in events to aspire students and, when relevant, offer work placement
opportunities during the appropriate phases of construction. Further engagement is planned for Buckley
Hill Lane as has been done across other sites to engage with local schools to promote the construction
industry and the work Sandway do.
Sandway also actively engage with local communities and neighbourhoods of their developments through
issuing newsletters, ensuring residents can contact to raise concerns, issues and suggestion and
undertaking voluntary work such as they have done in Ainsdale with the local Community Centre to clear
and make ‘winter safe’ a number of woodland paths used by local residents.
Further social value will be brought through the housing management arrangements that will be in place
to manage the homes that the Council acquires and may include tenancy support such as money advice,
community development, employment, and training support. Services will be determined as the Council
goes through the procurement and appointment of a housing management agent and the extent of the
role and cost of services is agreed.

Sefton Local Plan
The Sefton Local Plan sets a requirement for 11,520 new homes, including affordable homes across Sefton
to 2030 to be built at a rate of 650 homes per year. Sandway Homes are supporting and contributing to
this target having received planning permission for all three sites as part of their phase 1 development
programme with a further three sites recently approved to be released by the Council to support phase 2
of the programme in delivering a further estimated 303 homes .
In bringing sites forward, Sandway Homes are working to provide mixed tenure schemes across open
market value homes and a mix of affordable homes to meet housing need.

Sefton Housing Strategy
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Sefton Housing Strategy 2016-2021 sets the vision to “Continue to make Sefton a great place to live, by
ensuring that people can access high quality housing appropriate for their needs”. The strategy not only
considers the delivery of new homes but the impact that housing can have on the local environment and
quality of life of residents and communities in Sefton.
Sefton’s current Housing Strategy is expected to be refreshed in summer 2022, with the draft Strategy
open for public consultation in April 2022. The emerging Housing Strategy builds upon themes and
priorities identified in previous strategic housing documents and helps address the significant local and
national housing challenges that Sefton’s residents face.
One of the key housing priorities of the draft strategy, identifies how; the Council can effectively utilise is
assets to support housing delivery by: Providing additional housing opportunities; by registering as a
social landlord to develop, own and manage housing stock. The emerging Housing Strategy also
references the additional work and adherence to social housing statutory frameworks and financing, that
all need to be addressed through development of a future Business Plan for Council Housing provision.
This will help to ensure the successful delivery of a Council Housing programme, alongside the acquisition
of Council-owned properties to meet Sefton’s housing needs.

Homelessness Strategy
Sefton Homelessness and Rough Sleeping Strategy 2018-2023 sets out how the Council will address and
tackle local issues relating to homelessness and rough sleeping. Analysis of homelessness levels suggest a
likely increase in future homelessness levels due to economic and housing market factors, with issues of
affordability creating pressure on the need and supply of affordable housing.
Provision of Council Housing will make more homes available including to homeless households with the
opportunity to allocate 100% of rented properties through the Council’s choice-based lettings scheme
Property Pool Plus.

Tenancy Strategy
All Local Authorities have a duty to publish a Tenancy Strategy to help guide Registered Providers (RPs) of
social housing operating within the local authority area in making decisions about the types of tenancies
offered. The Liverpool City Region Tenancy Strategy 2016-19 sets out how Sefton and neighbouring
authorities would like RPs to make use of their flexibilities in the kind of tenancies they grant, the
circumstances in which they will be granted, the length of tenancy where fixed-term tenancies are offered
and the circumstances in which further tenancies will be granted at the end of a fixed-term tenancy.
The Tenancy Strategy is currently being reviewed for the Liverpool City Region. The newly developed
strategy was considered by Sefton Council Cabinet in March 2022 and the decision made that the Liverpool
City Region Tenancy Strategy 2022 be adopted. A report will now be taken to a future meeting of the
Liverpool City Region Combined Authority for endorsement and each of the Liverpool City Region
authorities will seek approval through their individual formal decision-making process prior to the
adoption pf the finalised strategy.
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2.3 Housing Need
Affordable Housing Need
Sefton’s Local Plan identifies that there is a need for affordable housing, including rented homes across the
borough. The latest Strategic Housing Market Assessment (SHMA) 2019 evidence continues to support the
need for more affordable homes, particularly in the North of the borough.
The SHMA evidences a net need for 391 affordable homes per year as shown in the table below with 51.4%
of households unable to afford market housing.
Table 1: SHMA 2019 Estimated Need for Affordable Housing by sub-area

SHMA evidence suggests that there is an adequate supply of general needs rented housing across the
South of the borough (Bootle/Netherton), however there remains a need for smaller 1- and 2-bedroom
homes, some larger homes (4+ bedroom) and some specialist accommodation such as homes for people
with disabilities. Across the remainder of the borough there is a shortage of general needs rented housing
of most types.
Property Pool Plus (PPP) is the Choice Based Lettings Scheme in place in Sefton allowing households
looking for affordable housing to rent to register and apply for housing. Data from PPP shows that there
are currently 3,847 households registered for rented affordable housing in Sefton, 61% have an assessed
housing need and over half, 53% require a 1-bedroom home to meet their housing need. Of the properties
advertised to let there are, on average 113 bids made per property. Data also demonstrates strong
demand for adapted properties with 207 households requiring an adapted property compared to 34
adapted properties being advertised to let. All figures are taken from Quarter 3 2021-22.
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The SHMA recognises the likely demand in Sefton for affordable home ownership homes and suggests that
shared ownership is likely to be the preferred product due to requiring a much lower deposit and lower
overall costs. Recognising the adequate supply of general needs rented housing in Bootle and Netherton,
Planning policy requires a tenure split for affordable housing in these areas of 33% affordable or social
rent; 67% affordable home ownership. The SHMA does recognise that Bootle and Netherton are affordable
in relation to accessing home ownership on the open market due to lower house prices, however, shared
ownership will provide further housing choice in the area and aligns with the preferred choice of product
for affordability.

2.4 Existing Arrangements
Affordable housing in Sefton is predominantly delivered in two ways, through direct development by an RP
or by a developer through respective planning obligations which may include the transfer of homes once
built to an RP.
Housing development sites delivering 15 or more homes are required to provide affordable housing on-site
in accordance with planning policy requirements. Policy requires 15% affordable housing on sites in Bootle
and Netherton with a tenure split of 33% social or affordable rent:67% affordable home ownership homes.
In all other areas of Sefton, the requirement is to provide 30% affordable housing with a tenure split of
67% social or affordable rent:33% affordable home ownership homes.
The map at Figure 1 below shows the number of affordable homes completed by ward area between April
2016 and April 2021. Data shows that affordable housing delivery has predominantly been focused toward
South Sefton with much lower delivery across North Sefton.
Historically, rented housing within the social sector has been at social rent level as set according to
Government formula, calculated based on the relative value of the property, relative local income levels
and the size of the property. Through the Localism Act 2011, Government introduced Affordable Rents
allowing RPs to set rents at up to 80% of market rents. This higher rent level meant that RPs could
generate additional income to invest in new social housing development thereby reducing the level of
Government investment and grant rates required to develop new homes. Since 2011, the majority of new
build rented homes within the social sector have been at the higher Affordable Rent level.
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Figure 1: Affordable Housing Delivery – Number of Affordable Homes Completed by Ward April 2016 – April
2021

2.5 Strategic Fit
Sandway Homes, the Council’s wholly owned housing development company, created in 2019 is currently
pursuing new-build developments on land purchased from the Council. Three sites form their Phase 1
development programme including Barton Close, Crossens; Meadow Lane, Ainsdale and Buckley Hill Lane,
Netherton.
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Whilst the majority of homes that Sandway Homes develop will be for open market sale, developments
will include provision of on-site affordable housing. At a previous Cabinet meeting in July 2019, it was
resolved to request Sandway Homes to identify up to five homes for purchase by the Council through their
Phase 1 programme. Planning permission was secured for the Buckley Hill Lane development in June 2021
and the opportunity has arisen for the Council to purchase and acquire a single block of 9, one and twobedroom apartments to offer as Council Housing for rent to meet the housing needs of Sefton and
particularly the housing need identified in Netherton for smaller 1-bedroom homes.
In addition to the 9 Council homes for rent, the development will provide 4 shared ownership homes
which have now also been offered to the Council for purchase and 50 market sale homes to be sold by
Sandway (63 homes in total). The site is allocated for housing within the Sefton Local Plan and sits
bounded by the Northern Perimeter Road. A plan of the site is included within Section 7, Appendix 1.

3. Economic Case
3.1 Options Appraisal
The options available to the Council to deliver its objectives:
I.

Do nothing – continue with the Council’s current approach and enabling role to bring forward
affordable housing in the borough. This option would see an RP acquire the homes from Sandway
Homes and the Council would not enter the social housing market to social housing. Whilst
affordable housing will still be delivered, this does not meet the strategic benefits that have been
identified in the Council entering into direct provision, including delivering homes specifically to
meet housing need and at a lower rent level.

II.

Acquire the Base Case Option with Grant – This option would see the Council acquiring the 9
apartments to deliver as social rent with the inclusion of grant funding from Homes England to
bridge any viability gap. The additional 4 shared ownership homes would need to be delivered by
another RP thereby having two providers on the site with a small number of homes each.

III.

Acquire the Alternative Option with Grant - This option would see the Council acquiring the 9
apartments to deliver as social rent as well as 4 houses for shared ownership with the inclusion of
grant funding from Homes England to bridge any viability gap. The Council would then be the sole
provider of affordable housing on the site which would be a preferred approach to a second
provider acquiring only a small number of homes. Offering shared ownership would also broaden
the housing offer provided by the Council.

IV.

Acquire the Base Case Option or Alternative Option without Grant – This option would see the
Council acquiring either the 9 apartments to deliver as social rent or the 13 homes including the
additional 4 houses to deliver as shared ownership solely funded by the Council. However as
demonstrated within Section 5, both options are unviable for the council to deliver in financial
terms and therefore this option is not recommended.
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Preferred Option
Option 3 – Acquire the Alternative Option is the preferred option to proceed. Applying for and securing
grant funding from Homes England will enable the acquisition to become financially viable for the Council
to deliver. This option provides a fit with the strategic case and will provide homes at social rent to those in
housing need in Sefton. Further, the additional 4 shared ownership homes will provide additional housing
choice to those living in Netherton and widen the Council’s housing offer providing an additional
affordable housing option.

3.2 Value for Money
Working with Sandway Homes through acquiring units means that the Council would not need to employ
its own technical and design team to oversee the construction and delivery of new build homes. There is a
requirement however to have the necessary project management and clerk of works support in place to
ensure that any commercial terms agreed with Sandway Homes to acquire the homes are met and to
ensure acquisition and handover of the homes into management.

3.3 Social Value
Early dialogue with Sandway Homes has enabled provision to be made for smaller 1-bedroom and 2bedroom homes as driven by housing need and demand data and specifically address areas where there is
a shortage of housing type/size in the Netherton area of the borough.
The apartment block is a three-storey apartment block part of a wider mixed tenure development and has
been designed to a high specification. Specifically, the three apartments on the ground floor will provide
level access homes with the request to include for level access shower facilities . Parking provision is
provided at one space per 1-bed apartment and two spaces per 2-bed apartment with additional cycle and
bin storage.
The intention is for the scheme to be developed for social rent and given the level access and adaptability
of the apartments; the scheme is well suited to be aimed at more vulnerable groups of people who may
have bespoke needs for such accommodation including older tenants.

4. Commercial Case
4.1 Asset and Land Ownership
A formal commercial contract will be entered in to between Sefton MBC and Sandway Homes to agree the
terms and conditions for the acquisition of the homes. The acquisition will involve purchase of the freehold
land on which the apartments will be built, and Sefton MBC will retain ownership of the apartments in the
long term.
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Through discussion and negotiation to date, a deposit payment will be made to Sandway Homes upon
exchange of contracts. From here, the payment terms will be based on what is known in the sector as a
Golden Brick arrangement.
Golden Brick refers to the point at which the build of dwelling(s) reaches above foundation level once the
‘golden brick’ has been laid, generally, the first course of bricks above the foundation. Once this milestone
has been reached, a further payment will be made to Sandway Homes, and apartments and land will be
transferred to Council ownership. The remaining construction will then take place under separate
agreement to build completion and handover of the apartments and payments staged according to the
development progress and key development milestones.
This form of arrangement is well known and used amongst housing developers and RPs. Figure 2 below
details the anticipated payment milestones; this is to be agreed and finalised through contract negotiation
with Sandway Homes.
Figure 2: Proposed Payment Milestones

Deposit
Payment

Golden
Brick
Payment

Roof Height
Payment

Practical
Completion
Payment

4.2 Rental Income
Each apartment will be made available for social rent and let to households in housing need providing a
long-term rental income for the Council. Social rents exclude service charges and where service charges
are required (i.e. a charge to cover the cost of providing communal or shared services to a building and/or
surrounding estate) these will be in addition to the rent. Any charge paid by the tenant will cover the cost
to provide the service.
Section 5 provides full details on the financial model adopted for the purpose of assessing financial viability
of the scheme. The model includes for assumed management and maintenance costs as well as long term
major repairs, empty property allowance (void periods) and bad debts (non-payment of rent and tenant
arrears).

4.3 Right to Buy
Detailed information is provided at 6.3 in relation to the tenancy types that will be considered for tenants
of the apartments. There are a number of tenancies that could be used by the Council in letting properties,
including introductory tenancies (usually for 12 months), secure tenancies and flexible tenancies. Right to
Buy is available to most Council tenants through both secure and flexible tenancies subject to the tenant

13

BUSINESS CASE: PROVISION OF COUNCIL
B UCK LE Y HILL LA NE , NE THE RTON

HOUS ING

AT

meeting the eligibility criteria. The maximum discount through Right to Buy is currently £84,600 across
England increasing in April each year in line with CPI. Discounts differ depending on the property type:
Houses – 35% discount if a public sector tenant for between 3 and 5 years. Increases by 1% for every year
over 5 years to a maximum of 70% or £84,600 (outside of London), whichever is lower.
Flats – 50% discount if a public sector tenant between 3 and 5 years. Increases by 2% for each year over 5
years to a maximum of 70% or £84,600 (outside of London), whichever is lower.
As an example, a tenant with the maximum discount eligibility could buy an apartment worth £100,000
with a £70,000 discount (the lower of 70% or £84,600) and purchase for £30,000 of which the Council then
have available to reinvest.
Local Authorities are required to calculate the cost floor figure to arrive at the discount eligibility. The cost
floor figure is the amount of money spent on an individual property in the 15 years prior to a Right to Buy
application being made (10 years prior to 1st April 2012). The cost floor amount consists of the cost of
construction, acquisition, repair, or maintenance works.
Accounting for any cost floor figure will likely mitigate the risk to the Council of a property being sold
within the first 15 years as the discount may be nil or negligible. Irrespective, the Right to Buy will remain
and even if the discount was nil or negligible, a tenant can still progress with a Right to Buy application.
Through the development of the Council Housing Business Plan over the coming months, work will be
undertaken to full assess the Right to Buy risk and impact on the Council Housing Programme. Unless
Government policy changes, the Right to Buy through direct council housing delivery remains a
requirement and therefore risk.

Spending of Right to Buy Receipts
In March 2021, the Government published a response to the consultation ‘Use of receipts from Right to
Buy sales’ which focused on offering Local Authorities greater flexibility in how to use Right to Buy receipts
to deliver replacement homes. The majority of changes came in to place on 1 st April 2021 including:





Extension from 3 to 5 years to spend Right to Buy receipts
Increase to the percentage cap of receipts that can be spent on the construction of new homes
from 30% to 40% - to support viability of social rent
Flexibility on tenure to include shared ownership and First Homes
Cap on the use of Right to Buy receipts for acquisitions introduced April 2022, phased over 2022-23
to 2024-25 (excludes purchases from Council’s housing company)

The Government have also confirmed the commitment of one-for-one replacement of homes sold and
confirmed that it does not plan to allow for the combining of Right to Buy receipts with other grant funding
due to concerns of value for money and slowing down of building.

14

BUSINESS CASE: PROVISION OF COUNCIL
B UCK LE Y HILL LA NE , NE THE RTON

HOUS ING

AT

4.4 Council Resources
Delivering new Council Housing and operating as a landlord requires a new service to be delivered to
tenants of the Council. The management case below sets out further as to how the new service and homes
will be managed. Given that these homes are the first 9 of the Council’s new housing stock. Resourcing
implications will be considered further within the Business Plan for the wider council Housing Programme
and in alignment with the scale of the programme. Resources will be required across Housing, Legal and
Property.

5. Financial Case
The Financial Case is appended to this Business Case as an exempt appendix and can be found at Appendix
3 to the Cabinet report.

6. Management Case
6.1 Management and Maintenance Resource
Housing Management Requirements
The January 2021 Cabinet report gave authority to pursue the procurement of a suitable housing
association to provide the required housing management services for Council Housing. Table 7 provides an
indication of the skills required to deliver housing management services to tenants of Council Housing.
Please note that the list is non-exhaustive and there may be a range of additional social value related
services provided as part of a housing management service.
Table 7: Scope of Housing Management Services
Service Type

Activity

Typical Staff Resource

Rent and service charge
collection and administration
Arrears management
Bad debt recovery
Advertising of properties
Viewings
Bid management
Allocation
References
Starter pack and welcome
Customer Service

Finance Officer
Tenant Liaison Officer

Contractual
Rents and Service Charge
Collection

Allocation and Letting of
Properties

Tenancy Management
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Call Centre Contact Staff
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Social and welfare support
Complaints
Anti-social behaviour
Tenancy Enforcement
Cleaning and repairs of
communal areas and local area
Grounds Maintenance
Parking
Responsive repairs
Maintenance
Gas
Fire
Electrical
Water
Inspection
Remedial work
Re-inspection

IT Support Manager
Tenant Liaison Officer
Enforcement Officer
Legal Officer
Estate Manager

Benefit advice
Budgeting and debt advice
Housing support services
Community engagement and
activities
Tenant Involvement and
Engagement
Job support
Training and development advice
and support

Money Advice Officer

AT

Asset Manager
Surveyor
Project Manager

Social
Tenancy Support
Housing and Health
Community Development and
Regeneration

Employment Support

Tenant Liaison Officer
Community Engagement Officer
Tenant Engagement Officer

Employment Support Officer

Given the range of services that the Council would be required to put in place in order to deliver a service
in-house, outsourcing to an existing RP with the infrastructure already in place is the most economical
option given the number of homes that the Council is looking to acquire with this initial acquisition.

Registered Provider Engagement and Procurement
Following the resolution of the January 2021 Cabinet report, early engagement has taken place with local
RPs to understand the appetite in working with the Council to provide a housing management and
maintenance service for Council properties and to Council tenants. Feedback was generally positive with
willingness from a range of providers to in principle work with the Council. Housing management
arrangements will need to be in place prior and ready for the handover of properties and a formal
procurement exercise will be undertaken in order to appoint a management agent.
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6.2 Development Process
Homes are to be acquired through acquisition and purchase upon build completion meaning that Sandway
Homes will undertake the design and construction work for the build. As noted in paragraph 3.1, the
Council would not need to employ its own technical and design team to oversee the construction and
delivery. However, there would be a requirement for the Council to have a development resource in place
to oversee the acquisition and handover process and to ensure that the homes are being constructed and
delivered in accordance with the commercial contract that will be in place between the Council and
Sandway Homes. As a minimum, this resource will include a Project Management role and Clerk of Works.

6.3 Council Tenancies
Prospective tenants of the properties at Buckley Hill Lane will be Council tenants and irrespective of the
housing management arrangements in place, Sefton Council will be the responsible and accountable
landlord of the properties.
The Council has the option of issuing three types of tenancies to its tenants. Aside from Introductory
Tenancies, all tenants of Council properties will have the Right to Buy. Table 8 below sets out the tenancy
options and respective tenant rights.
Table 8: Council Housing Tenancies
Tenancy Type

Length

Tenancy Description

Tenant Rights

Introductory
Tenancy

12 months

For new Council tenants only.
Subject to a successful introductory
period, the tenant will then become
a secure or flexible tenant.

Cannot make major improvements
to property, cannot swap property
with another tenant, cannot take a
lodger, or sublet property, cannot
apply to buy through Right to Buy

Secure
Tenancy

Typically,
lifetime

Secure tenants have strong rights
and can only be evicted in certain
situations. Tenancies are usually
granted for an indefinite period.

Permitted to rent out rooms, apply
to buy the property through Right
to Buy, swap home with another
Council or housing association
tenant, transfer the tenancy, make
improvements to the property

Flexible
Tenancy

Fixed
period,
usually at
least 5
years

Tenancy for a fixed term, usually 5
years but can be between 2 and 5
years on special circumstances. At
the end of the fixed term, the
tenancy can be renewed, a secure
tenancy offered or not renewed.

Permitted to rent out rooms, apply
to buy the property through Right
to Buy, swap home with another
Council or housing association
tenant, transfer the tenancy
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Specialist legal advice will be required to prepare standard tenancy agreements and the use of tenancy
agreements will need to be in line with the new Liverpool City Region Tenancy Strategy. A
recommendation on the suitable tenancy arrangements and tenancy agreement will be made following
specialist legal advice and approval for use requested to be delegated to the Executive Director of Place in
consultation with the Cabinet Member for Communities and Housing.

6.4 Governance Arrangements and Regulation
Re-entering the social housing market and providing Council Housing involves compliance with legislative
and regulatory frameworks that social housing landlords are required to meet to ensure the upmost health
and safety of tenants living in their homes.
Registered Providers of Social Housing in England are regulated by the RSH as legislated through the
Housing and Regeneration Act 2008. The RSH is an executive non-departmental public body, sponsored by
the DLUHC. Regulatory requirements contain specific expectations and requirements that social housing
providers are expected to achieve to ensure a financially viable, efficient, and properly governed social
housing sector.
Sefton Council registered as a provider of social housing with the Regulator of Social Housing (RSH) on 26th
November 2021 based on the intention to provide social housing in the near future. Upon handover of any
properties, the Council will be required to notify the RSH that the status has changed to provider of social
housing.
Service delivery for Local Authorities is governed by Councillors and prior to acquiring the homes from
Sandway Homes and becoming a landlord, governance arrangements will be put into place to monitor and
provide oversight of regulatory compliance. Regular reporting of rent compliance will be submitted to the
regulator as well as internal assurance of consumer compliance with self-referral to the regulator made
where there may be concerns of any breach.

Social Housing White Paper
In November 2020, the Government published its Social Housing White Paper titled ‘The Charter for Social
Housing Residents’ following consultation and engagement with social housing residents after the Grenfell
Tower fire. The paper sets out plans to raise standards, increase transparency and give social housing
tenants a voice and ensure they are listened to. Proposals within the white paper will take time to
implement over the coming months and years with many requiring legislative changes to be introduced.
One of the fundamental proposals of the white paper is a move to a proactive approach to consumer
regulation and removal of the serious detriment test as a measure of landlord performance. The RSH is
currently actively engaging and consulting with social housing residents and other key stakeholders
including landlords and tenant representative bodies and aims to roll out certain aspects such as new
Tenant Satisfaction Measures in advance of full implementation of new consumer standards. This will need
to be considered as part of the Council’s proposed housing management approach and through the
procurement of an RP to deliver the services.
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On 29th March 2022, the Department for Levelling Up, Housing and Communities published draft clauses
for social housing regulation with a view to delivering the transformational change. Primary legislation will
be introduced when Parliamentary time allows, and these changes will need to be closely monitored and
reviewed to ensure ongoing compliance.

6.5 Risk Management
A detailed risk register is provided at Section 7, Appendix 5. Risks and controls will be monitored regularly
to ensure that the are effective with actions implemented and new actions identified where appropriate to
further mitigate. New risks will be added to the risk register where they are identified.
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7. Appendix
7.1 Appendix 1 – Site Details (Site Plan)
Site Details
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7.2 Appendix 2 – Proposed Apartment Plans
Proposed Apartment Acquisition – Apartment Plans
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7.3 Appendix 3 – Long Term Cash Flow – Base Case (9 Units)
Long Term Income and Revenue Costs
The Base Case long term income and revenue cost is appended to this Business Case as an exempt appendix and can be found at Appendix 3 to the Cabinet report.

7.4 Appendix 4 – Long Term Cash Flow – Alternative Option (13 Units)
Long Term Income and Revenue Costs
The Alternative Option long term income and revenue cost is appended to this Business Case as an exempt appendix and can be found at Appendix 3 to the Cabinet report.
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7.5 Appendix 5 – Risk Register
Risk Register
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14

Appointed consultants with experience in Homes
England Affordable Homes Programme to provide
advice and support bidding and compliance Audit
trail being maintained for the scheme

Continue dialogue with
Homes England to seek
approval in principle prior
to submission of a bid

Council required to open a HRA
to hold council housing stock for
9 homes

Target
Score

Action
Owner

Residual Score
Continue dialogue with Homes England and
Sandway Homes to confirm and protect the
Council's position in bidding for grant funding

Jun-22 Target
Date

Purchase of properties at
Buckley Hill Lane is not viable
and the
Council chooses not to proceed
with acquisition / council
housing at Buckley Hill Lane
OR
Sefton Council required to
bridge the gap from exiting
finances and scheme ends up
generating a negative return for
the Council following payback of
any previosuly secured grant
funding

Action Status

10

Ongoing

3

Action due in
accordance with
Buckley Hill
Lane build
programme and
acquisition
timescales

Seek further advice in
relation to proposed
bidding route

Robust financial viability appraisal undertaken to
determine financial position and need to grant
funding
Independent legal advice to be sought in respect
of Homes England’s Capital Funding Guide, grant
funding contract and any other compliance
requirements relating to the funding programme
as required

5

Confirmation published on DLUHC website
confirming a Local Authority can hold up to 199
homes outside the HRA
Preparatory work undertaken to confirm MHCLG
position to issue a direction
Process and application forms obtained to ensure
an application can be made at the required time

3

Application to be made
to MHCLG as soon as
practicably possible to
apply for direction

Dec-22

The Council are
unable to bid for
grant funding
due to planning
condition
restrictions
OR
A bid is made
for grant funding
through the
Affordable
Homes
Programme
2021-26 but not
awarded and an
offer of grant not
received
OR
Grant funding
secured but
later required to
be repaid
following failure
in Compliance
Audit of the
scheme
MHCLG Approval MHCLG do not
Failure to secure
consent to the
approval from MHCLG to Council holding
hold homes in General
homes within
Fund
the General
Fund

Proposed Actions

Strategic Housing

Insufficient Funding Homes England grant
funding does not support
the scheme

Inherent Score

Owner

Result

Strategic Housing

2

Trigger

Actions

Strategic Housing

1

Risk Description

Controls / Mitigation

Strategic Housing

Risk No.

Details of Risk

Council left with homes that are
unsuitable, of poor quality and
not to the required specification

Service specification and
contract developed to
meet the needs of the
Council and potential
bidders

Procurement exercise planned into the
programme with appointment to take place with
sufficient time prior to handover

6

9

Homes have been specified in consultation with
the Strategic Housing team based on a robust
evidence base and designed specifically to meet
housing need and demand in the locality
Housing waiting list data demonstrates a healthy
number of people who are in need of the type of
homes to be provided
Sandway Homes as the Council’s wholly owned
development company are committed to providing
high quality homes, including affordable housing

3

Continued monitoring of
the housing evidence
base information
including data from the
Councils Choice based
Lettings Scheme
Property Pool Plus

6

Heads of Terms to be
agreed for the acquisition
Full specification to be
agreed through
negotiations and
embedded into the
contract

Contract to be entered into with Sandway Homes
detailing specification

Development Agent

Regular meetings to take place with Sandway
Homes and the contractor throughout the build
process

Right to Buy - Council
housing sold through the
Right to Buy

Government
policy changes
to Right to Buy
enabling greater
uptake

Loss of social housing stock

Increased
availability of
mortgages

Loss of investment to the
Council including cost to the
Council

Strong housing
market

24

Higher than anticipated sales of
social housing through Right to
Buy

Project oversight including Clerk of Works to
monitor build
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Strategic Housing

6

Clerk of Works to be
appointed at required
point in the project

Staged payment agreement is to be put in to
place with the final payment only paid once it has
been confirmed that properties have been
developed to the required standard and meet the
specification covered by the relevant certification
Calculating discount eligibility through the Right to
Buy requires calculating the cost floor and
accounting for the cost of constructing, acquiring,
repairing, or maintaining the property within the
last 15 years meaning a Right to Buy sale is less
likely within the first 15 years

9

Continue to monitor
Right to Buy throughout
lifetime of lettings
Fully assess impact to
the Council Housing
Programme through the
upcoming Business Plan
work

5

Ongoing,
service
specification
development
and discussions
with
Procurement
taking place

3

Ongoing

3

Action to
commence upon
approval of the
Business Case
and factored
into the
programme

5

Ongoing

Ongoing

Soft Market Testing exercise undertaken to fully
understand appetite of the sector to provide the
service

Continued dialogue with
RPs to inform
specification for services

Strategic Housing,
Procurement, Legal
Advisor
Jun-22-Jan-23

9

Build and Handover – contract period

Council unable to let the homes
that have been developed

Early engagement with Registered Providers

Strategic Housing

Council unable to let the homes
and left with properties empty
and no rental income

5

Ongoing

Poor Quality Homes Homes provided are not
to the required
specification

No management agreement in
place in time to acquire and take
handover of the first homes at
Buckley Hill Lane

Development Agent

5

Housing Need Insufficient demand and
housing need to be able
to let the homes

No interest from
the Registered
Provider sector
to undertake the
housing
management
and
maintenance
service on
behalf of the
Council
Fall in housing
need for social
rent homes of
the tenure mix
being provided
caused by
changes to the
housing market
Properties are
not developed to
the correct and
agreed
specification

Strategic Housing

4

Housing Management
Partner Failure to secure a
Housing Management
Partner to undertake the
housing management
and maintenance of the
Councils stock

Strategic Housing Strategic Housing,
Procurement, Legal Advisor

3

25

Involvement in Government consultation,
responses and lobbying as a new provider of
social housing

8

Ongoing monitoring of
Government policy
changes and
engagement with sector
bodies and other
providers to understand
position and feed-in to
any published
consultations

17

Ongoing discussion with
Sandway Homes prior to
agreeing Heads of
Terms

Engagement with sector bodies such as NHC,
NHF, CIH to support the sector

Cost of acquisition becomes
financially unviable to deliver
Council housing is not delivered
at Buckley Hill Lane
Increased level of grant is
required and cannot be
achieved

Strategic Housing

Assumptions made within the Financial Viability
Appraisal based on sector evidence

21

Fixed purchase price to be agreed with Sandway
Homes as soon as practicably possible
Negotiation to include discussions around market
uncertainty and potential inflated costs
Robust Financial Viability Appraisal undertaken to
determine offer to Sandway Homes
Contingency to be built into the Business Case to
allow for a potential increase in acquisition cost

Engagement with Homes
England to understand
timing of grant funding
bid relative to agreeing a
fixed acquisition price

8

Ongoing

8

Ongoing

Ongoing

18

Strategic Housing, Finance

Change to
Government
rent setting
policy
Sandway
Homes are
unable to
maintain the
price agreed for
the acquisition

Reduction in rental income to
that assumed

Ongoing

Economic Uncertainty
– Acquisition price
changes due to
continued increase in
construction, material
and inflation costs
resulting from the impact
of economic uncertainty,
Brexit, and Covid-19

Five-year rent
policy comes to
an end in 20242025 or is
changed within
the 5-year
settlement
period resulting
in a reduction to
the modelled
rental income
assumed

Strategic Housing,
Property

8

Rent Policy - Rents to
be set in accordance
with the Government's
Policy Statement on
Rents for Social Housing
and the Regulator of
Social Housing Rent
Standard

Strategic Housing,
Finance, Property

7

