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Information for members of the public 

 
Members of the public and the media have the right to attend meetings of full 
council, the cabinet and committees except where confidential information or 
exempt information is likely to be disclosed, and the meeting is therefore held in 
private. 
 
For information about attending or speaking at meetings, please contact the 
committee officer above or refer to the council’s website  
 

 
If you would like this agenda in an alternative format, such as a larger or smaller 
font, audio or Braille, or in a different language, please contact the committee 
officer above. 
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Agenda 

 
 

  Page nos 

1 Apologies 
 
To receive apologies for absence. 
  

  

2 Declarations of interest 
 
(Please note that it is the responsibility of individual members to 
declare an interest prior to the item if they arrive late for the meeting). 
  

  

3 Public questions/petitions 
 
To receive questions / petitions from the public which have been 
submitted in accordance with the council's constitution. 
  
  

  

4 Questions to cabinet members 
 
(A copy of the questions and replies will be available on the council's 
website prior to the meeting). 
  
  

  

5 Minutes 
 
To agree the accuracy of the minutes of the meeting held on 15 
November 2023 and the extraordinary meeting held on 22 November 
2023. 
  

 5 - 22 

6 Scrutiny Committee Recommendations 
 
Purpose:  To consider the recommendations made by scrutiny 
committee with respect to the items ‘Retrofitting: Warm, low bills, no 
carbon: a plan for Norwich’s council homes’ at its meeting on 23 
November 2023. 

  

 23 - 32 

7 Allocation of Better Care Funding (Report to follow) 
 

  

8 The council's provisional 2024/25 budget and medium-term 
financial strategy (Report to follow) 
 

  

9 Housing Revenue Account Business Plan and Budget 2025/24 
(Report to follow) 
 

  

10 Managing Assets (Non Housing) 
 

 33 - 44 
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Purpose:  For cabinet to consider the disposal of the assets identified in 
this report. 
  

11 Exclusion of the public 
 
Consideration of exclusion of the public. 

  

 

EXEMPT ITEMS: 

 

(During consideration of these items the meeting is not likely to be open to the 

press and the public.) 

 

To consider whether the press and public should be excluded from the 

meeting during consideration of an agenda item on the grounds that it involves 

the likely disclosure of exempt information as specified in Part 1 of Schedule 

12 A of the Local Government Act 1972 or it being confidential for the 

purposes of Section 100A(2) of that Act.   

 

In each case, members are asked to decide whether, in all circumstances, the 

public interest in maintaining the exemption (and discussing the matter in 

private) outweighs the public interest in disclosing the information. 

 

 
 

  Page nos 

*12 Managing Assets (Non Housing) - (Exempt appendix Para 3) 
 
• This report is not for publication because it would disclose 

information relating to the financial or business affairs of any 
particular person (including the authority holding that information) 
as in para 3 of Schedule 12A to the Local Government Act 1972.    

  

 
 
Date of publication: Tuesday, 05 December 2023 
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MINUTES 

  

Cabinet 

  
17:30 to 18:20 15 November 2023 
  

 
 
Present: 
 

Councillors Stonard (chair), Jones (vice chair), Giles, Hampton, 
Kendrick and Oliver 

 
Also present: Councillor Galvin, Green group leader  
 

 
 

1. Declarations of interest 

There were no declarations of interest.  
 
2. Public questions/ petitions 

There were no public questions. 
 
3. Questions to cabinet members 

There were no questions to cabinet members from members of the council. 
 
4. Minutes 

RESOLVED to approve the accuracy of the minutes of the meeting held on  
18 October 2023. 
 
5. Corporate Performance Report for Quarter 2, 2023-2024 

Councillor Stonard, leader of the council and cabinet member for inclusive and 
sustainable development, presented the report and referred members to the 
appendices.  During his presentation he highlighted that the key performance 
indicators (KPIs) included the changes to KPI 11 to increase responses and monitor 
community safety and residents’ perceptions of feeling safe in their local area during 
the day and at night.  The report detailed progress against the council’s corporate 
priorities and the reasons for KPIS being red or amber, and referred members to the 
table of successes at Appendix A, commenting that overall it was a pleasing report. 
 
Councillor Giles, cabinet member for communities and social inclusion, referred to 
the improvements to processing speeds for the assessment of new housing benefit 
claims (paragraph 28 of the report) averaging 16.9 days over the year and well within 
the 19.5 day target.  The Department of Work and Pensions had praised the service 
for its excellent performance.  He pointed out that whilst not a corporate KPI the 

Item 5
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Revenues and Benefits service had also improved the assessment of applications 
for Council Tax Reduction to just under 32 days, which was within the target of 35 
days, and added his congratulations to the team.   
 
Councillor Galvin referred to KPI 26, noting that the number of complaints responded 
to within 10 days dropped by 10 per cent this quarter, whilst the total volume of 
complaints had increased by 5 per cent, and asked which services were unable to 
achieve their targets. The Interim Head of Housing and Community Safety said that 
the two principal drivers for complaints were in Property Services relating to the 
wider issues of contract delivery by Norwich City Services Ltd and Environmental 
Services.  The Executive Director of Development and City Services said that there 
was a new organisational structure in the service and processes needed to be in 
place to ensure that complaints were responded to. Some complaints were really 
requests for services such as cutting back hedges and vegetation.  
 
RESOLVED to note the progress of the performance indicators for this quarter. 
 
6. Budget Monitoring Report for Quarter 2, 2023-2024 

(This report is contained in the supplementary agenda pack.) 
 
Councillor Kendrick, cabinet member for resources, said that he had been on a 
course in Bristol to prepare him for advising on financial matters as a member of a 
Local Government Association Peer Review panel. Norwich City Council’s financial 
management was well regarded in the sector.  Many councils did not publish or 
share its financial reports with other members of the council or members of the 
public.  He referred to the current financial difficulties experienced by other councils 
and cautioned that several years ago this council had been unable to balance its 
budget. Since 2011, the council had been in a much better financial position despite 
a decade of austerity. He thanked the Interim Chief Finance Officer and S151 Officer 
and S151 predecessors, and said that he looked forward to working with Karen Sly, 
Director of Finance and S151 Officer when she takes up her appointment. 
 
The cabinet member for resources then presented the report which demonstrated 
that the council was in a strong financial position at the end of quarter 2 to go into the 
budget setting process for the next financial year. 
 
In reply to a question from Councillor Galvin, the Interim Chief Finance Officer said 
that there was no additional budget allocated to the wholly owned company (referred 
to in paragraph 1.5) and an expectation, that the cashflow loan would be repaid in 
the current financial year. 
 
RESOLVED to: 
 
(1) note the forecast £3.260m underspend on the general fund revenue account 

and the £2.015m overspend on the Housing Revenue Account (HRA); 
 
(2) note the forecast £0.486m underspend against the general fund and the 

£0.297m underspend against the HRA capital programmes. 
 
(3) note the areas of significant variances contained within the report. 
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(4) note the detailed breakdown of capital programme variances. 
 
(5) note the carry-forward of unspent 2022/23 capital budgets for utilisation in 

2023/24 and future years as approved under delegation by the Interim Chief 
Finance Officer.  

 
(6) note the re-profiling of capital budgets as approved under delegation by the 

Interim Chief Finance Officer resulting in the revised capital programme set 
out in Appendix 1. 

 
(7) approve the proposed virement within the 2023/24 HRA capital programme as 

set out in Appendix 2. 
 
(8) note the virements and additions to the 2023/24 General Fund capital 

programme approved under delegation by the interim chief finance officer as 
set out in Appendix 2. 

 
(9) recommend to Council, the removal of £6.250m of General Fund budgets and 

£4.306m of HRA budgets from the 2023/24 General Fund and HRA capital 
programmes as set out in Appendix 2. 

 
7. Corporate Risk Register, Quarter 2, 2023-2024 

(This report is contained in the supplementary agenda pack.) 
 
Councillor Kendrick, cabinet member for resources, introduced the report.  He 
explained that all risks were reviewed by the risk owners and the senior 
management team. He drew members’ attention to the risks showing as red and 
advised members that if the mitigation measures did not reduce them, they would be 
referred to members.  The audit committee would be reviewing the risk register at its 
next meeting (21 November 2023).  The corporate risks needed careful monitoring 
on a month-to-month basis but these appeared to be static. He regretted that the bill 
on nutrient neutrality had failed and that the Department of Levelling Up and 
Communities had not removed the restrictions. 
 
In reply to a question from Councillor Galvin, the Interim Chief Finance Officer (S151 
Officer) said that he considered that the risks classed as “static” was a reasonable 
position as it took time for mitigation to come through.  There were other factors too 
such as capital risk monitoring which was expected to come through in the next 
quarter. 
 
RESOLVED to that the cabinet notes the identified risks and the direction of travel. 
 
8. Rough Sleeping Strategy – Prevention, Intervention and Recovery 2023-

2028 

Councillor Jones, deputy leader and cabinet member for housing and community 
safety, introduced the report, in which she thanked the officers for their contribution. 
Since 2009, the council had produced a separate Rough Sleeping Strategy to its 
Homelessness Strategy.  She was proud of the work that the council does with its 
partners in the Pathways Consortium and their contribution to the review of the 
Rough Sleeping Strategy 2017-2022.  Rough sleeping was significant to those who 
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experienced it. In Norwich, the number of people sleeping rough had reduced to  
7, which went against national trends, but there was no room for complacency. 
 
The deputy leader referred to the report and said that the key challenges for the work 
with those rough sleeping included: the Covid pandemic and its impact on 
homelessness; the cost-of-living crisis; people with no recourse to public funds; and 
long term and multiple disadvantages. The Pathways Consortium partners, including 
St Martin’s Housing Trust and the Magdalen Group, had contributed to the 
consultation on the strategy, and the Norwich Co-production Alliance (a group of 
people with lived experience of rough sleeping) were invited to comment on the final 
version of the draft strategy. The council had a leading role in addressing rough 
sleeping but could not do it alone without the assistance of a wider network of key 
stakeholders across the city.  The strategy followed the government’s key priority 
areas: Prevention; Intervention and Recovery and Systems and sets out targets to 
measure success.  This includes working with hostels to decrease the number of 
people evicted from the hostel system; the creation of a post to work with partners to 
deliver targeted services; introduction of a trauma informed approach and enhanced 
tool kit to assist front line staff; and housing led projects.  The strategy was a positive 
step forward.   
  
The chair welcomed the report. 
 
In reply to a question from Councillor Galvin, the Interim Head of Housing and 
Community Safety said that the Housing First model removes the barrier of requiring 
a medical assessment of the individual before providing housing and then ensures 
that there was “wrap around” support to assist them.  Going forward there would be 
full awareness that a medical assessment would not be requested.  The deputy 
leader referred to discussion in the community about mental health issues and 
support and would be very concerned if someone was excluded on those grounds. 
 
 RESOLVED to approve the Rough Sleeping Strategy 2023-2028. 
 
9. The Tenancy Strategy, Tenancy Policy and Tenancy Agreement  

(Key decision) 

Councillor Jones, deputy leader and cabinet member for housing and community 
safety, introduced the report and said that the process to renew the Tenancy 
Strategy, Policy, and Agreement, had been delayed due to the Covid pandemic.  
She thanked the tenants and members of the council who had taken part in the 
consultation exercise, and praised the work of the officers in the engagement with 
tenants in a variety of ways including letters, texts, and social media, and the 
council’s website. There had been over 500 responses to the consultation, improving 
on the 91 responses to previous consultations. Over 8 out of 9 tenants agreed with 
the changes and the remainder wanted clarification on specific points.  It was 10 
years since the Tenancy Strategy had last been published and there have been a lot 
of changes in that time including increased financial pressures on tenants from the 
cost of living crisis, changes in the stance towards lifetime secure tenancies, and to 
reflect the work of the council to support residents subjected to domestic abuse.  
Work was in progress on the review of the council’s Anti-Social Behaviour policy.  
She expressed her gratitude to the report authors for their report and contribution. 
 
The chair also commented that this was an excellent piece of work. 
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RESOLVED to approve the Tenancy Strategy, Tenancy Policy and Tenancy 
Agreement documents. 
 
10. Procurement of Council Insurance Programme (Key decision) 

Councillor Kendrick, cabinet member for resources, introduced the report.  He said 
that the current insurance contract was due for renewal from April 2024 and due to 
the council’s scale of operations its insurance needs were complex. 
 
The chair commented that the council’s insurance needs included cover for 
cybersecurity and the civic regalia. 
 
In reply to question from Councillor Galvin, the Head of Legal and Procurement said 
that the procurement process for the insurance contract was a lengthy process and 
had been started in April 2023. The reason for delegated approval being sought was 
to ensure that officers could move quickly following evaluation of submitted tenders 
to confirm the preferred bidder in January 2024, and resolve any contractual 
requirements before cover comes into place in April 2024. 
 
RESOLVED to delegate to the executive director with responsibility for insurance, in 
consultation with the cabinet member for resources to enter into contracts for 
insurance cover for the council. 
 
11. Exclusion of the public 

RESOLVED to exclude the public from the meeting during consideration of items *12 
and *13  (below) on the grounds contained in the relevant paragraphs of Schedule 
12A of the Local Government Act 1972 (as amended). 
 
*12. Corporate Risk Register, Quarter 2 2023/2024 (Paragraph 3) 

RESOLVED, having considered the report, to note the exempt appendix. 
 
*13. Disposal of Assets (Housing) (Paragraph 3) 

Councillor Jones, deputy leader and cabinet member for housing and community 
safety, introduced the report and said that the disposal of these two properties would 
provide capital receipts back into the Housing Revenue Account. 
 
RESOLVED to approve the disposal of the freehold interest in the property assets of 
the two properties referred to in the report. 
 
 
 
 
 
 
 
CHAIR  
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MINUTES 
Extraordinary Cabinet 

16:30 to 18:55 22 November 2023 

Present: Councillors Stonard (chair), Jones (vice chair), Giles, Hampton, 
Kendrick and Oliver 

Also present: Councillor Galvin, Green group leader 

1. Declarations of interest

There were no declarations of interest. 

2. Public questions/ petitions

The Leader of the Council explained that extraordinary meetings would not normally 
include public questions, however given the level of public interest expressed in the 
item he was allowing the public to ask questions. 

Two public questions had been received.  The first was from Mr Hugh McGlyn the 
secretary of the Norwich Over the Wensum Neighbourhood Forum. 

Mr McGlyn asked the leader of the council and cabinet member for inclusive and 
sustainable development the following question: 

“The Norwich Over the Wensum Neighbourhood Forum is a Council approved 
body, working with the community of our defined Neighbourhood Area in the 
development of a planning policy document in the form of a Neighbourhood 
Plan.  Our area is north of the river Wensum, and Anglia Square is in the 
centre of the area. 

As a Forum we decided not to take a position on the Anglia Square 
development as such, given a variety of opinions within the Forum and the 
residents of the area. However, the officers of the Forum feel it is incumbent 
on us to hold the council to account for planning decisions deeply affecting the 
area. 

We note that because of the very short notice of this session, we have not 
been able to confer in a meaningful way with members of the Forum over 
what they would like to ask and so are confining ourselves to questions of 
clarity and process.   Please could you clarify whether although we are given 
to understand it has been legally decided that the Councillors must make this 
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decision, have the Councillors had opportunity to get input from the Planning 
Committee on this matter? 
 
Secondly there appears to be no discussion of what community infrastructure 
projects will not take place if the CIL is not paid or how the shortfall for 
necessary projects would be made up. Has this been considered? Has there 
been any consultation with people in the area? We note that there is a 
complex Section 106 agreement. Can it be confirmed that this has been 
signed by all parties? Also can you explain if this has been designed to in any 
way mitigate the impact of the CIL exemption? 
 
Thirdly, we understand that although for Weston Homes Phase 1 and 2 are 
likely to be loss making because of the large upfront costs (apparently even 
with the £15 million grant from Homes England Housing Infrastructure Fund), 
Phases 3 and 4 (of necessity) will make a profit. Can we be reassured on 
behalf of the people living the area that the Council will bear in mind the 
impact of the development on already stretched services and infrastructure 
and defend the payment of CIL to mitigate this impact? If you do not feel able 
to do that today, may we be reassured that the needs of our community will 
be at the forefront of your minds should there be any further CIL exemption 
requests from this or any other developer?” 
 

Councillor Stonard responded:  
 

“The legal advice about the process has made it clear that planning 
applications committee does not have the authority to make a decision on CIL 
ECR and that it must be a decision made by the local authority’s executive, 
that is, either the leader of the council or the wider cabinet. There is no 
requirement to consult.  
 
The CIL Regulations allow charging authorities to grant relief and the report 
carefully sets out the matters Cabinet should consider in assessing the 
claims.  ECR should only be granted if the council believes there is an 
unacceptable impact on the economic viability of the development.  
Regulation 55 (3)(c) applies. 
 
The Regulations do not require the effect of ‘lost CIL’ to be considered, 
however because of uncertainty about the delivery of Anglia Square, to date 
CIL income from this site has not been factored into the city’s or the Greater 
Norwich Growth Board’s (GNGB) CIL projections and would not, in any event, 
be of significant benefit to the Council’s own general fund expenditure.  If 
development was to go ahead without ECR, the majority of CIL paid (85%) 
would go into the CIL pool managed by the Greater Norwich Growth Board 
(GNGB) on behalf of the 3 district councils that are represented by the GNGB.  
Any CIL generated would be spent on projects across the wider Greater 
Norwich area and would not necessarily directly benefit the Norwich Over the 
Wensum Neighbourhood area.  
 
The redevelopment of the Anglia Square will benefit the neighbourhood area, 
very significantly.  The removal of highly prominent underutilised and 
physically deteriorating vacant buildings, that currently blight the area will both 
allow the comprehensive redevelopment of Anglia Square and unlock wider 
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benefits and further redevelopment in the longer term.  The development will 
boost the city’s housing supply, deliver at least 106 new affordable homes, 
create much needed local employment for Norwich residents and refresh the 
shopping offer in the area.  Infrastructure benefits where necessary have 
been secured either through planning conditions or through the S106, which 
has been signed by all parties. The S106 has been designed to mitigate the 
impact of CIL exemption.  
 
Phase 3 is not due to get underway until 2026 and phase 4 until 2028. Further 
claims for ECR cannot be made until a time closer to these start dates. If 
claims are submitted, the viability position will be a lot clearer as actual costs 
and development values will be included in the viability assessment. ECR 
would only be considered under the council’s policy if the conditions of the CIL 
Regulations in respect of ECR, are met.” 
 

In response to Mr Mc Glyn’s supplementary question, Councillor Stonard advised 
that he could not prejudge the decision that cabinet would make but mitigation of the 
impact of the development would be considered as part of the decision making 
process. 
 
The second public question was from Ms Libs Olley on behalf of the Norwich 
Renters Collective. 
 
Ms Olley asked permission to present the leader of the council with a petition which 
was accepted and she read the wording of the petition as follows. 
 

“We the undersigned call on Norwich City Council cabinet members not to 
exempt developers from paying Community Infrastructure Levy and to uphold 
democratic accountability to Norwich residents over decision making 
processes. 
 
Weston Homes recently received planning permission from Norwich City 
Council for a proposed development of Anglia Square, despite only 
committing to delivering 10% affordable housing. 
 
Now, to make matters worse, whilst thousands of us have seen our council 
tax increase, Weston Homes, whose 2022 turnover was £130 million, are 
seeking an exemption from paying the development levy which is estimated to 
be £7.7million.  Weston Homes are already set to make millions from the 
development. 
 
The money raised by this levy, if paid, would be put towards supporting local 
services and developing essential community infrastructure in the local area.  
At least 15% of this fund would go towards supporting local neighbourhood 
priorities. 
 
Norwich City Council have now scheduled a shock extraordinary cabinet 
meeting to take place this Wednesday 22 November to discuss awarding 
Weston Homes an exemption – taking the power to decide this away from 
Norwich City Council Planning Committee despite previously stating this 
decision would go to planning committee for full consideration and scrutiny. 
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The cabinet have announced they will not be accepting questions from the 
public on this issue, shutting down local democracy and accountability.  
Norwich residents deserve better. 
 
We believe developers should not be exempt from paying the levy and that 
Anglia Square and the surrounding communities should have access to the 
funds they need.” 

 
The leader of the council thanked Ms Olley for the petition and noted that public 
questions had been accepted at this meeting at his discretion, he then invited Ms 
Olley to ask her question, she asked the leader of the council and cabinet member 
for inclusive and sustainable development the following: 
 

“In February this year, in its budget statement, Norwich City Council 
recognised more than a decade of cuts from national government had 
impacted the council's ability to fund essential local services and highlighted 
the need to bridge a £6.2 million budget gap this year. 
 
Over the past year, residents in Norwich have seen an increase in council tax, 
bills, private rents, cost of food, childcare and more - thousands are struggling 
to make ends meet. Meanwhile, Weston Homes are seeking to be exempt 
from the Community Infrastructure Levy, an essential fund for Norwich.  
 
Given this backdrop of an extremely challenging financial situation faced by 
Norwich City Council, if Weston Homes are awarded this exemption, where 
will the council find the financial resources to pay for the much needed 
infrastructure to support the addition of 1100 housing units in Anglia Square?” 
 

Councillor Stonard responded:  
 
“As referred to in the previous answer, because of uncertainty about the 
delivery of Anglia Square, to date CIL income from this site has not been 
factored into the city’s or the Greater Norwich Growth Board’s (GNGB) CIL 
projections and would not, in any event, be of significant benefit to the 
council’s own general fund expenditure, which as you have identified 
continues to be under significant financial strain. If development was to go 
ahead without ECR, the majority of CIL paid (85%) would go into the CIL pool 
managed by the Greater Norwich Growth Board (GNGB) on behalf of the 3 
district councils that are represented by the GNGB.  It would be spent on 
projects across the wider Greater Norwich area, with only a proportion directly 
benefiting the city.  Therefore, the granting of ECR does not impact on current 
CIL income projections.  
 
Planning conditions and the S106 secure the necessary infrastructure to 
make this development acceptable – this includes public transport and 
highway improvements, drainage and utility upgrades, green infrastructure 
and mitigation to ensure that the development will not result in adverse effects 
on protected European sites; improved community facilities and reserving 
space for healthcare uses.” 
 

In response to Ms Olley’s supplementary question, Councillor Stonard responded 
that the necessary infrastructure for the development was secured via the S106 
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agreement.  He considered that two separate issues were being conflated 
inappropriately, the first: did the development qualify for Exceptional Circumstances 
Relief (ECR) and the second: the cost of living crisis and the council’s finances.  He 
noted that Weston Homes might have a turnover of £130 million but turnover was not 
profit. He emphasised that the council took the cost of living crisis very seriously   
 
3. Comments from Councillors 

The chair advised that he had received four requests in advance from members of 
the council to speak on the item that would be considered.  He called on the first 
speaker, Councillor Osborn to speak who said the following: 
 

“As the ward member for Mancroft ward I note that Mancroft residents will be 
most impacted by the development and consider that they want and deserve 
a say on the scheme.  CIL ECR should only be granted where there is 
overwhelming public benefit from the development, what is the benefit to the 
community of this development.  The community want better street lighting, 
traffic calming measures and cleaner and better looked after streets this is 
where the CIL could be spent.  If the development goes ahead there will be an 
extra 1,000 properties in Anglia Square in an area already struggling with 
infrastructure, it would close the door on existing community facilities and will 
create an extra demand for services.  If the scheme does bring benefits it will 
be for the buy to let market.   
 
The applicant says that if ECR is not granted they will walk away from the 
scheme, they said the same in 2018 when the planning application was 
refused but they did not.  The applicant does not want to lose the money they 
have already sunk into the scheme and won’t walk away and we should hold 
them to account.  The applicant says with ECR their profit margins will be 9% 
and without it 7.7%, I note the developer has achieved a six fold increase in 
profits over the last few years. 
 
Councillor Stonard has made a plea to the Chancellor for a fair deal for 
Norwich, he should ask the same of the developers of Anglia Square.” 

 
Councillor Stonard, asked the second speaker Councillor Stutely to speak who said 
the following: 
 

“I’d like to congratulate the Norwich Renters Collective for their petition, getting 
so many signatures in such a short space of time.  I have a responsibility to the 
residents in my ward, private renters in the city and those waiting for social 
housing.  Weston Homes will be awarded £15 million from Homes England in the 
way of Housing Infrastructure Funding (HIF), they can develop the scheme 
without state aid from Norwich City Council.  CIL ECR represents a tax break 
and is unacceptable and cabinet should vote against it.” 

 
Councillor Stonard, asked the third speaker Councillor Galvin to speak who said the 
following: 
 

“As a member who sat on Planning Applications Committee (PAC) and 
considered the planning application I am disappointed that this CIL ECR 
application was not considered by that committee as we were previously told 
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it would be.  It is unfortunate that the correct legal advice was not sought 
sooner but even so the application could have gone to PAC to be debated 
where members are not whipped, why was this option not considered.  
Referring to the report the HIF application fetters the council’s discretion by 
stating payment is dependant on ECR being awarded and accordingly the 
contract is to be changed.  Why is this being allowed this would not be 
allowed if it were the tender for a contract so why is it in this case. 
 
In 2018 Weston Homes said they would walk away from the development if 
the HIF payment was lost as a result of the planning application being refused 
but they did not and I am sceptical about them walking away now.  Have other 
councils within the GNGB been consulted and how would the decision to 
grant ECR affect our relationship with them.  The argument that 85% of CIL is 
pooled and therefore doesn’t matter is a strange one, would you say this of 
any other development.  There are lots of questions and inconsistencies with 
this application which need to be addressed.” 

 
Councillor Stonard, asked the fourth speaker Councillor Davis to speak who said the 
following: 
 

“The clause within the HIF contract which stipulates that CIL ECR must be 
granted prior to the money being drawn down fetters member discretion.  
Every case should be considered individually on its own merits and the 
decision made in relation to the viability of the scheme.  The HIF money 
should not be a factor in the decision and the decision should not be made 
until the contract is changed.  The decision has to be made on the evidence 
that is in front of you and I would urge you to defer making this decision until 
there is an up to date amended contract with Homes England in place in 
relation to the HIF application.” 

 
4. Determination of Applications for Community Infrastructure Levy 

Exceptional Circumstances Relief (CIL ECR) for Phases 1 and 2 of Anglia 
Square redevelopment 

Councillor Stonard, leader of the council and cabinet member for inclusive and 
sustainable development confirmed that no member of cabinet had been whipped in 
relation to this decision and asked all members of cabinet to confirm that this was the 
case which they did.  Councillor Stonard asked officers to present the report.  The 
Head of Planning and Regulatory Services and the Development Strategy Manager 
provided a presentation which is available here and then took member questions. 
 
The Development Strategy Manager advised that the standard range of developer’s 
profit considered reasonable was 15-20%.  The figures in the presentation took 
account of Housing Infrastructure Funding (HIF) being granted and gave the best 
case scenario.  Weston Homes’ costs were different to most developers as they 
made savings by having in house contractors and supply chain savings as they 
delivered substantial developments. 
 
The Head of Planning and Regulatory Services advised the value of the developer’s 
S106 contribution was greater than the CIL ECR would be.   
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In response to a question from the deputy leader and cabinet member for housing 
and community safety the Executive Director of Development and City Services 
advised that the HIF contract with Homes England (HE) had not been formally 
amended since 2019.  The contract was drawn up when the scheme was vastly 
different in that it included a higher tower block and a greater density of housing 
units.  At that time, HE were concerned that without ECR being granted 50% of the 
£15 million infrastructure funding was at risk.  The development was now 
significantly different, and therefore so was the risk that it would erode the HIF 
funding.  Initial conversations with HE indicated that they are minded to agree to the 
contract being amended in order that the HIF payment was not dependant on ECR 
being granted.  The Head of Planning and Regulatory Services advised that she met 
weekly with HE and that it was hoped the contract could be amended by the end of 
the calendar year. 
 
Councillor Giles the cabinet member for communities and social inclusion asked 
what weight members ought to give the contract clause.  The Executive Director of 
Development and City Services advised that the weight members chose to apply to 
the clause was a matter for them to determine.  They were cognisant of the risk and 
there was no legal imperative to determine the application in any direction, members 
were free to determine it as they saw fit.  The Head of Legal and Procurement and 
the council’s Monitoring Officer noted that the question of members discretion being 
fettered was being managed through the HE contract.  The decision which was being 
made was an executive one and it was for members to consider relevant factors and 
come to a reasoned decision. 
 
Councillor Kendrick, the cabinet member for resources asked why there were two 
different approaches to the financial consultation.  The Development Strategy 
Manager advised that two different cost levels were being assessed, the first 
included common developer costs and was independently audited by Avison Young 
and factored in the costs of a scheme of this nature such as contracting out.  The 
second set of costings followed Weston Homes’ model which was different to that of 
most developers in that they had in house contractors which reduced the cost of 
professional fees, contractors profit typically costing 5-6% of a development.  
Weston Homes had been very open about the level of costs they had incurred at 
other schemes and again these costs had been independently audited by Avison 
Young which gave reassurance that the costs were realistic. 
 
Various review mechanisms were built into the S106 agreement which could 
increase the number of affordable housing units in following stages.  Weston Homes 
were not sure how they were going to finance all of the development whether it 
would be from equity reserves or borrowing.  If they did need to borrow to finance the 
development then this would subsequently affect the viability of the scheme 
detrimentally.  The costs included in the presentation represented the best case 
scenario, reasonable profit levels were typically 15% and 17.5% on more high risk 
developments which arguably Anglia Square was.   
 
Councillor Oliver the cabinet member for wellbeing and culture asked if ECR were 
granted on phase one and two of the development was the council obligating itself to 
granting ECR for the later phases of the development.  The Head of Planning and 
Regulatory Services advised that the HIF monies had an availability period attached 
to it which was extended to June 2025.  Phases three and four of the development 
where not expected to be built by then and the HIF would have already been spent 
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on up front costs.  Therefore the HIF application would not be part of the 
consideration of any ECR application which might be submitted for later phases of 
the development.  The Head of Legal and Procurement and the council’s Monitoring 
Officer advised that the council’s own ECR policy required each application to be 
considered on its individual merits and that the nature of the risk profile of the 
scheme would shift in later phases. 
 
The Head of Planning and Regulatory Services advised that the CIL regulations in 
relation to ECR were very clear in that each phase of the development would be 
considered individually.  The application was not looking at the whole development 
which was included in the report to give wider context.  The decision for members to 
determine today was only in relation to phases one and two of the development.  
The Development Strategy Manager advised this was why the financial viability 
modelling was done on a phase basis and that there were separate reports included 
in relation to both phases. 
 
Councillor Hampton cabinet member for climate change noted that ECR should be 
granted where there were wider community benefits such as the delivery of 
affordable housing and asked why only 10% affordable housing rather than 33% was 
included in the development.  The Head of Planning and Regulatory Services 
advised that within the city centre there was an ideal requirement for 28% affordable 
housing and in relation to the Anglia Square development the quantum of affordable 
housing was determined within the planning application.  She noted that monies 
achieved by the developer over a certain level would result in the clawback of some 
funds which could be used to invest in affordable housing. 
 
Councillor Galvin asked why the decision on the ECR application was being made 
now and why not when the HIF contract was updated, what legal assurance was 
there that the council would not be open to judicial review.  The Head of Planning 
and Regulatory Services advised that the HIF availability period ran to June 2025 
and with the timescales being so tight the developer wanted the ECR application 
determined now as they wanted to wait for the judicial review period to lapse before 
works on the site started.  Legal advice had been taken on the Cabinet report and 
she considered that there should be no issue renegotiating the contract with HE. 
 
Councillor Jones the deputy leader and cabinet member for housing and community 
safety referred to the report which detailed a potential 7-9% profit for the developers 
with a profit margin of 9% if ECR was granted and asked why the financial modelling 
did not include borrowing costs.  The Development Strategy Manager advised the 
developer did not want to present a false position and as they had not made a 
decision regarding how they would fund the development via equity or borrowing 
they could not give the figures.  The figures used in the financial modelling 
represented the best case scenario in terms of what profits could be achieved.   
 
Councillor Oliver the cabinet member for wellbeing and culture asked what the 
definition of a neighbourhood was as referred to in the report as 15% of CIL would 
go to the neighbourhood area.  The Executive Director of Development and City 
Services advised that the council divided the city into four neighbourhood areas; 
North, South, East and West.  Therefore the neighbourhood area was significantly 
larger than the Anglia Square area. 
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Councillor Giles the cabinet member for communities and social inclusion asked 
what role market research had played in determining the residential and commercial 
values for the scheme.  The Development Strategy Manager advised that qualified 
valuers were used who looked at a number of schemes they considered comparable.  
The most relevant scheme was determined to be St. James Mill but it was 
recognised that scheme would achieve a higher value due to the area it was located 
in. 
 
Councillor Oliver the cabinet member for wellbeing and culture asked about job 
creation in relation to the scheme.  The Head of Planning and Regulatory Services 
advised that the wider socio-economic benefits were considered as part of planning 
application.  The prediction of the number of jobs created was considered 
reasonable at the time that the planning application was considered. 
 
Councillor Jones the deputy leader and cabinet member for housing and community 
safety asked what the council tax benefit to the city would be if the development 
went ahead.  The Interim Chief Finance Officer and the council’s S151 officer 
advised that the net impact was difficult to predict as it depended on the numbers 
claiming single person discount, student exemptions and Council Tax Reduction 
Scheme granted but that the overall yield was expected to increase. 
 
In response to a question from the cabinet member for wellbeing and culture the 
Executive Director of Development and City Services advised that when the council 
adopted its ECR policy it looked at a number of other councils that had adopted an 
ECR policy but that less than half a dozen had actually applied the policy to a 
particular scheme.  He was not aware of any academic studies which looked at the 
benefit of ECR polices. He considered that ECR was a tool to be used to get 
complex regeneration projects away. 
 
In response to a question from the deputy leader and cabinet member for housing 
and community safety the Executive Director of Development and City Services 
advised that members could determine to grant a partial ECR award but noted that 
any CIL paid would still be split 85% to GNGB and 15% to the neighbourhood area.  
The Head of Legal and Procurement and the council’s Monitoring Officer reminded 
members that if they were to agree something different to the proposal before them 
then they were required to justify their decision.   
 
The Head of Planning and Regulatory Services confirmed that the developer would 
be required to fund environmental credits in relation to nutrient neutrality as soon as 
the development went above slab level.  However, if the law in relation to nutrient 
neutrality changed these mitigation measures may not be required. 
 
Councillor Giles the cabinet member for communities and social inclusion asked 
what the complexities of the site and the development difficulties were.  The Head of 
Planning and Regulatory Services responded that it was a very complicated site, the 
large district centre needed to remain in operation throughout the development, 
demolishing the existing structures was complicated by the fact that one could not be 
demolished without impacting another, the buildings were riddled with asbestos 
which again complicated demolition, it was a tightly banded site with well used roads 
surrounding it, the area was one of high archaeological interest and former industrial 
use of the site meant that remediation of contamination of the land was required.  All 
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these works were required to be done in advance of building works starting and 
therefore impacted on cashflow.   
 
In response to a question from the cabinet member for communities and social 
inclusion the Head of Planning and Regulatory Services advised the community 
measures agreed as part of S106 agreement included a green infrastructure 
payment in relation to improvements at Gildencroft and Wensum parks, extra car 
club provision for the area, a contribution to the development of the area of land 
under the fly over which is city council owned, improving the public realm in terms of 
enhancing Anglia Square, the introduction and management of a new changing 
places facility on the site, on site improvements to the yellow pedalways system and 
improvements to bus stop facilities on Magdalen Street.   
 
The Executive Director of Development and City Services noted that these 
infrastructure improvements were direct benefits to the local community but that the 
investment of £200million in a development over ten years in a deprived ward would 
also provide significant benefits.  It would significantly increase employment 
opportunities, lead to the removal of buildings which blighted the landscape and it 
would very likely encourage development of other sites in the locality.  The 
community benefits were not limited to the infrastructure benefits alone and as other 
developments came forward CIL would apply. 
 
In response to a question from Councillor Giles the cabinet member for communities 
and social inclusion the Head of Planning and Regulatory Services advised that at 
the time that the planning application was submitted educational services made no 
objection to the development.  She noted that the type of accommodation included 
one and two bedroom flats which tended to not be attractive to families.  The County 
Council as the Local Education Authority considered that there was enough capacity 
within local schools and colleges to accommodate an increase in roll numbers. 
 
(As the meeting had come to the two hour mark a ten minute break was taken)  
 
The chair asked members if there were any points that they wished to raise, to 
explain their view or to debate.  Councillor Jones the deputy leader and cabinet 
member for housing and community safety considered that the city needed an 
increase in housing provision of all tenures, she expressed a wish that the 
development included more affordable housing but noted that this had been 
considered as part of the planning application and was not the question in front of 
members now.  She considered that the development would deliver wider 
regeneration benefits to the area.   
 
Councillor Kendrick the cabinet member for resources concurred that there was a 
urgent need in the city for all types of housing, there were many young professionals 
who could not get on the housing ladder for example.  He noted that a 100 units of 
affordable and social housing was better than no units and that buildings which 
currently blighted the area would be removed.  He would support the application for 
ECR. 
 
Councillor Giles the cabinet member for communities and social inclusion noted that 
the CIL regulation 55 (1) (b) referred to the charging authority when considering ECR 
applications to grant, should consider if it expedient to do so and asked what should 
be taken into account when considering the question of expediency.  The Executive 

Page 19 of 44



Cabinet: 22 November 2023 

  

Director of Development and City Services advised the regulations directed 
members to consider if the decision needed to be made now, would the scheme 
come forward without support and was the relief necessary and appropriate to 
support the viability of the scheme.  The Head of Legal and Procurement and the 
council’s Monitoring Officer advised members that the decision was essentially 
asking members to consider if the CIL regulations had been met.  The regulations 
dictated that the council have an ECR policy in place and that the developer had 
submitted information to indicate that if CIL paid it would unacceptably impact the 
viability of the scheme. 
 
In response to a question from the cabinet member for wellbeing and culture the 
Executive Director of Development and City Services advised that £2.1million of CIL 
would be foregone with the majority of this due to go to the GNGB and that this 
represented a minor percentage removed from the pool overall.  He noted that 
Norwich was in a unique position in that since it had begun to pool CIL with the 
GNGB in 2013 for infrastructure investment the city had had more CIL money spent 
for infrastructure, transport and connectivity than it had actually raised from within it. 
 
Councillor Stonard, leader of the council and cabinet member for inclusive and 
sustainable considered it was a circular argument as CIL would only be payable if 
the development could go ahead.  The Executive Director of Development and City 
Services advised that if the development went ahead there would be a regeneration 
benefit to the wider area and that it was hard to advise on the theoretical impact of 
loss of CIL income. 
 
Councillor Hampton cabinet member for climate change noted that there was an 
uncertainty in relation to risk versus benefits of granting ECR.  She confirmed that 
she had not been whipped or lent on in relation to the decision and had a robust 
opportunity to be brought up to date in relation to relevant policies.  The planning 
application had already been determined and the application met the test determined 
within the CIL regulations in relation to the site and circumstances of the 
development. 
 
Councillor Giles the cabinet member for communities and social inclusion noted that 
the CIL regulations had three criteria to be met which he summarised as follows.  
Firstly, was there an ECR policy in place, he noted that there was and this was not 
being revisited nor was the planning application.  Secondly, would failing to grant 
relief from CIL make the scheme unviable, he noted that members had heard market 
evidence that utilized a series of other sites in the city to calculate the base 
residential and commercial values of the development.  Further it had been set out in 
detail what the complexities of developing on the site were.   
 
He considered in relation to viability that it was proven this was borderline and the 
scheme was only viable due to the model Weston Homes had in place in terms of 
having their own in house contractors and enough equity reserves to not require 
borrowing unlike most developers.  He considered that the scheme represented a 
once in a generation opportunity to develop the site.  He noted that planning 
guidance considered an acceptable profit margin to be 15-20% and that the council’s 
own affordable housing SDP considered 15% reasonable with it increasing to 17.5% 
for riskier sites.  Within the draft Greater Norwich Local Plan Anglia Square was 
included as the second largest brownfield site within the city and its development 
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was an opportunity for regeneration at a significant scale and to be a catalyst for 
wider regeneration within the north of the city. 
 
He noted that within phases one and two of the development the percentage of 
affordable housing to be delivered was significantly higher than 10%.  He listed the 
community benefits the scheme would result in; the extensive highways work 
undertaken as part of S106 agreement, the improved bus network, enhanced pedal 
ways, enhanced green infrastructure, GIRAMS (Green Infrastructure and 
Recreational impact Avoidance and Mitigation) payment, nutrient neutrality mitigation 
and the provision of a community hall and hub.  He considered that on this basis the 
second CIL criteria was met.   
 
The third criteria did the charging authority consider it expedient to do so, in his view 
did not add much to the determination but was met and on the basis that all the 
criteria were met he was minded to vote in favour of the application. 
 
The chair took each recommendation in turn and following a vote it was: 
 
RESOLVED to agree that: 
 

1. There are exceptional circumstances (within the meaning of the CIL 
Regulations 2010 as amended) that justify the grant of Exceptional 
Circumstances Relief in respect of phase 1 Anglia Square development (REF 
22/00434/F) and that it is therefore expedient to grant Exceptional 
Circumstances Relief; 
 

2. To grant Exceptional Circumstances Relief for the phase 1 of the Anglia Square 
development (22/00434/F) in accordance with the Council’s adopted 
Exceptional Circumstances Relief policy. 
 

3. There are exceptional circumstances (within the meaning of the CIL 
Regulations 2010 as amended) that justify the grant of Exceptional 
Circumstances Relief in respect of phase 2 Anglia Square development (REF 
22/00434/F) and that it is therefore expedient to grant Exceptional 
Circumstances Relief; 
 

4. To grant Exceptional Circumstances Relief for the phase 2 of the Anglia Square 
development (22/00434/F) in accordance with the Council’s adopted 
Exceptional Circumstances Relief policy. 

 
 
 
 
 
 
 
CHAIR  
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Portfolio: Councillor Jones, Deputy leader and cabinet member for 
housing and community safety and Councillor Hampton, 
cabinet member for climate change 

Report from: Head of legal and procurement 

Wards: All wards 

OPEN PUBLIC ITEM 

Purpose 

To consider the recommendations made by scrutiny committee with respect to the 
items ‘Retrofitting: Warm, low bills, no carbon: a plan for Norwich’s council homes’ 
at its meeting on 23 November 2023. 

Recommendation: 

To consider whether to adopt all or some of the recommendations from the 
scrutiny committee. 

Policy framework 

The council has five corporate priorities, which are: 

• People live independently and well in a diverse and safe city. 

• Norwich is a sustainable and healthy city.  

• Norwich has the infrastructure and housing it needs to be a successful city. 

• The city has an inclusive economy in which residents have equal 
opportunity to flourish. 

• Norwich City Council is in good shape to serve the city. 

This report impacts on all of the council’s corporate priorities. 

 

 
 
 

Item 6
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Report details 

1. In June, members of the Scrutiny Committee agreed to consider the topic of 
retrofitting as part of their work programme and subsequently determined that a 
task and finish group would be the best means by which to explore the topic. 

2. Expressions of interest to be part of the task and finish group were taken from 
members of the committee and Councillors Ackroyd, Driver, Galvin, Osborn, 
Prinsley and Stutely formed the group. 

3. At its first meeting the task and finish group, elected Councillor Galvin as chair 
and Councillor Prinsley as vice-chair. 

4. At the first meeting, a terms of reference for the group were agreed, the scope 
of the work and who the group would like to hear from in terms of officers to 
support the work and witnesses from other organisations. 

5. The group received presentations from officers in various departments 
including finance, development, environmental strategy, housing and 
compliance, with support provided by The Environmental Strategy Manager, 
The Environmental Strategy Officer, The Interim Head of Asset Management 
and The Interim Head of Building Safety and Compliance.  

6. The group heard from witnesses such as Flagship Housing who had 
undertaken a programme of installing air source and ground source heat 
pumps in their properties and Leeds City Council who had undertaken a 
number of place based retrofitting projects within its own stock and across 
mixed tenures. 

7. The group also considered examples of best practice in relation to retrofitting at 
other local authorities. 

8. The group decided to focus on retrofitting within the council’s own housing 
stock but noted that retrofitting across all tenures was a priority for the city. 

9. The group concluded some key findings within the report: 

a) That the council’s existing HRA budget commitments would not meet the 
full costs of retrofitting and that further analysis was needed to 
understand this shortfall.   

b) That the government funding landscape needed to change from short 
term funding bids to long term certainty including policy support for the 
sector.   

c) That there was a need for engagement with residents to promote an 
understanding of retrofit.  

d)  That an evidence based approach was needed to ensure the greatest 
degree of benefit in all respects not just carbon emissions.   

e) That council should learn from first adopters of retrofit technologies to 
understand what works and what doesn’t.   

f) That there is a need for a citywide Local Area Energy Plan to ensure 
that the city has the capacity to reach net zero.   
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g) That there is a need for increased capacity in supply chains and local 
skills across Norfolk. 

h) And a need for increased skills and capacity across the council to 
design, manage and deliver retrofit projects at scale. 

10. Members were grateful to officers for their time and contributions to the work of 
the task and finish group and made the following recommendations for cabinet 
to consider: 

Recommendation Rationale Implications/ resource 
requirements 

Recognise its key roles 
in essential 
decarbonisation, 
combatting fuel poverty 
and health and 
economic development, 
add retrofitting as a core 
and central theme to the 
new Corporate Plan. 

Norwich City Council 
has set an ambitious 
target for the city to 
reach net-zero by 2045, 
encompassing all 
sectors of the economy.  
Retrofitting is essential 
to reach this target and 
should be embedded in 
the corporate plan. 

Officer/member time to 
consider amending and 
including in corporate 
plan. 

Develop a state of 
evidenced readiness for 
future funding to allow 
quality funding 
applications to be 
submitted efficiently for 
all available funding 
opportunities. 

Recognition that bids 
are often required to be 
turned around quickly to 
ensure the council 
maximises the potential 
success of any bids it 
makes. 

To consider how best to 
ensure readiness 
across council teams 
may mean building 
capacity in teams which 
impacts on resources. 

 

Allocate sufficient 
resource to reach this 
state of readiness, 
enabling the council to 
plan strategically and to 
effectively manage 
projects, particularly in 
the housing team. 
Writing quality bids, 
planning strategically 
and managing the 
projects will take 
significant additional 
resource.  

To ensure that relevant 
teams have the 
necessary resources 
they need to deliver 
retrofitting, particularly 
the housing team. 

Resource implications 
in terms of reviewing 
capacity and then 
delivery of training, 
development and 
possible recruitment.  

 

Agree to monitor the 
effectiveness of the 
housing team 
restructure to ensure 
that the team includes 
the necessary skills and 
capacity to deliver 

To ensure that relevant 
teams have the 
necessary resources 
they need to deliver 
retrofitting, particularly 
the housing team.   

Officer time to review 
what resource required 
across council teams 
and to review impact of 
the housing team 
restructure. 
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retrofitting. Similarly, 
review the capacity of 
key support services in 
other teams within the 
council – e.g. 
procurement – to ensure 
an understanding and 
culture of retrofit. 

Offer ongoing training 
and advice, including 
site visits, to all 
councillors and staff in 
relation to retrofitting so 
that they can be a 
conduit for information 
to residents. 

In recognition of the 
need to raise 
awareness in relation to 
retrofitting and the role 
of councillors and 
officers in achieving 
this. 

Officer and member 
time to develop and 
attend training. 

Aspire and plan to 
deliver retrofit services 
through its own 
companies. Long term, 
contracts need to be 
written with this 
possibility in mind, and 
development and 
business planning 
undertaken to support 
this as an income 
stream. This entails 
exploring opportunities 
for new builds in 
collaboration with Lion 
Homes, assessing the 
feasibility and ambition 
for Lion Homes to offer 
retrofit services, and 
consequently identifying 
the necessary support 
the company will require 
for successful 
implementation.  
 

In recognition that this 
could provide a 
potential income stream 
for the council’s wholly 
owned companies 
which should be 
explored. 

Officer, member, 
shareholder time to 
support the companies 
to consider these 
development 
opportunities. 

 

Examine Norwich City 
Services Limited 
(NCSL) opportunities 
and ambition for income 
generation related to 
retrofit, and develop an 
early stage plan in 
readiness. 

As above. As above. 
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Use the knowledge and 
experience of work 
already undertaken by 
Lion Homes to 
understand resident 
behaviours and identify 
the most effective way of 
communicating with 
residents around retrofit, 
as well as using 
research and experience 
from experts in this field. 

Learning from other 
local authorities and the 
council’s own 
experience of delivering 
retrofit projects 
indicates resident 
engagement to enable 
the understanding and 
use of new technologies 
essential.  The council 
should consider the 
learning from Lion 
Homes in this area and 
from other experts. 

Officer/member time to 
consider and 
implement. 

Develop a Retrofit 
Communications Plan 
and Engagement 
Strategy to share 
learning, best practice, 
and opportunities, and 
to ensure that local 
residents are well 
informed and engaged. 
 

As above, engagement 
with residents is 
essential to successful 
delivery of retrofitting. 

Officer/ member time to 
lead engagement work. 

Play a leading role with 
its own estate, using 
public buildings and 
community centres as 
demonstrators to 
showcase and highlight 
the potential for retrofit 
whilst working with 
communities and 
community associations 
to help them unlock 
energy and carbon 
savings for community 
benefit. 

For the council to be an 
exemplar of good 
practice to promote the 
benefits of retrofitting. 

Officer time to source 
funding, officer time to 
deliver any projects. 

Consider reworking the 
HRA business plan in 
order to deliver 
retrofitting at pace 

To consider if it would 
be possible to rework 
the HRA to deliver 
retrofitting at pace. 

Would have to consider 
impacts on other HRA 
projects such as new 
builds.  Officer/ member 
time to research this. 

Consider implementing 
an internal carbon 
value, alongside Net 
Present Value (NPV) 
modelling, to assess 
and capture the carbon 
benefits and 

To understand the 
benefits or works 
undertaken. 

Officer time to remodel 
system and the to 
implement. 
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implications of 
retrofitting the council’s 
housing stock. 

Explore alternative 
funding, for instance 
community municipal 
bonds and other 
mechanisms in line with 
previous scrutiny 
recommendations. A 
project should be 
developed to fund the 
retrofit of community 
spaces or similar, in the 
near future, to start to 
build understanding and 
public support.  

There is a short fall of 
funding to undertake 
retrofitting works and 
municipal bonds 
provide an alternative 
source of funding.  
Alternative sources of 
funding should be 
explored to enable 
works.  A community 
project would introduce 
retrofitting to a wide 
audience. 

Officer time to explore 
alternative sources of 
funding and to launch 
any scheme.  Officer 
time to identify project, 
scope and deliver.  

Work with private sector 
investors to utilise 
potential external 
funding opportunities, 
i.e. in large scale heat 
networks. 

Such large scale 
projects would require 
the council to work with 
partners to deliver. 

Officer/member time to 
liaise and engage with 
partners. 

Investigate the potential 
for additional funding 
and partnership working 
resulting from the 
forthcoming County 
Deal, as has been the 
case from Manchester 
and Leeds’ respective 
devolution deals. 

To ensure the council is 
ready to maximise any 
benefits forthcoming 
from the County Deal. 

Officer/ member time to 
investigate. 

Explore the concept of 
“comfort charges”, 
following the lead of 
other local authorities’ 
trials, as a potential 
source of additional 
funding. 

Comfort charges may 
provide a means to 
deliver retrofitting 
projects. 

Officer time to explore. 

Ensure that any contract 
for delivering retrofit 
delivers social value too. 

A recognition to the 
aims the council wishes 
to promote. 

Officer time to include 
and review within 
contract specifications. 

Assess the existing 
skills provision and 
capacity in the local 
economy, in partnership 

To understand what the 
existing skills provision 
and capacity is. 

Officer time to engage 
with other local 
authority partners and 
to undertake work. 
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with other local 
authorities. 

Work with relevant 
partners, including trade 
unions, to ensure equal 
opportunities for all, 
including skill 
development, job 
creation, and community 
involvement, in the 
council’s retrofit 
initiatives. 

To realise wider council 
ambitions as embodied 
in the corporate plan. 

Officer/member time to 
engage with partners. 

Work with planning 
officers to use the 
National Planning Policy 
Framework to develop 
local supplementary 
planning documents to 
promote and enable 
retrofit, and to respond 
to the Future Homes 
Standard consultation. 
 

To promote and enable 
retrofitting. 

Officer time to develop 
and implement policy. 

 

Consultation 

11. These recommendations were considered and agreed by members of scrutiny 
committee.  There has been no specific consultation on these proposals. 

Implications 

Financial and resources 

12. Any decision to reduce or increase resources or alternatively increase income 
must be made within the context of the council’s stated priorities, as set out in 
its Corporate Plan 2022-26 and budget.  

13. Any additional financial requirements where activities cannot be undertaken 
within existing resources will need to be subject to further consideration, and 
approval through a business case. This will need to include an appropriate 
funding source being identified and/ or being built into future years’ budget 
processes. 

Legal 

14. The proposals largely request that Cabinet consider exploring specific matters 
further. If these result in formal business cases, the legal implications will 
require due consideration at that time. 
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Statutory considerations 

Consideration Details of any implications and proposed 
measures to address: 

Equality and diversity The recommendations aim to provide equality of 
opportunity for residents to access retrofitting for 
their homes. 

Health, social and economic 
impact 

Retrofitting is closely aligned with beneficial 
impacts to health through the provision of warmer 
homes, also reductions of harmful emission, it 
beneficially addresses fuel poverty and the cost of 
living crisis. 

Crime and disorder None. 

Children and adults safeguarding Promotes safeguarding through the provision of 
affordable warmth. 

Environmental impact Reducing carbon emissions will positively benefit 
the environment. 

Risk management 

Risk Consequence Controls required 

None at this stage.   

Other options considered 

15. There have been no other options considered for this report, as it is a factual 
report based on the outcome of committee meetings that have already taken 
place. 

Reasons for the decision/recommendation 

16. This report will allow cabinet to make a decision on whether or not to take 
forward some or all of the recommendations. 

Background papers:  

Retrofitting report and minutes of the scrutiny committee meeting held on 23 
November 2023. 

Appendices: None 

Contact officer: Senior Committee Officer 

Name:  Alex Hand 

Telephone number:  01603 989398 

Email address:  alex.hand@norwich.gov.uk 
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If you would like this agenda in an alternative format, 
such as a larger or smaller font, audio or Braille, or in a 
different language, please contact the committee 
officer above. 
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Committee Name:  Cabinet 

Committee Date: 13/12/2023 

Report Title: Managing Assets (Non-Housing) 

Portfolio: Councilor Kendrick, Cabinet member for resources 

Report from: Executive Director of Development and City Services 

Wards: Mancroft, Catton Grove 

 
Purpose 
 
For cabinet to consider the disposal of the assets identified in this report. 
 
Recommendation: 

Cabinet is requested to:  

(1) approve the disposal of the assets outlined in this report; 
(2) approve the disposal of 215b Woodcock Road for the sum detailed in the 

exempt appendix; 
(3) delegate acceptance of the most advantageous offer for 2/2a Charing 

Cross, 84 Upper St Giles and 74 Upper St Giles to the Executive Director of 
Development and City Services in consultation with the Cabinet member for 
resources. 

Policy Framework 

The Council has five corporate aims, which are: 
• People live independently and well in a diverse and safe city. 
• Norwich is a sustainable and healthy city. 
• Norwich has the infrastructure and housing it needs to be a successful city. 

• The city has an inclusive economy in which residents have equal 
opportunity to flourish. 

• Norwich City Council is in good shape to serve the city. 

This report meets the aim of Norwich City Council being in a good shape to serve 
the city.  The assets are in a condition such that substantial repair liabilities fall to 
the Council.  Investment in the assets does not deliver a viable return and 
therefore a disposal is recommended to raise a capital receipt. 

Item 10
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Report Details 
 
1. The report relates to four assets as follows: 

 
a. 2/2a Charing Cross; 
b. 84 Upper St Giles; 
c. 74 Upper St Giles. 
d. 215b Woodcock Road 

 
2. Further detail on each is provided in the sections below. 

 
2/2A Charing Cross 
 
3. 2 Charing Cross is a grade II* listed building with a C15 undercroft.  It is a 

former retail unit on the junction with St John’s Alley.  It is set on a busy road 
junction in what has now become a tertiary retail/mixed use location. It is 
opposite a cluster of professional offices, estate agents and amongst a small 
group of specialized retail users. It is located close to St Andrews Car Park, 
between the St Benedict’s Street shopping area and the bottom of Exchange 
Street and is, one step removed from The Lanes’ shops area.  The Lanes has 
benefitted from a renaissance recently, the other two areas are either 
professional offices (A2 use) or specialist retail areas (A1/A3 use). 
 

4. The property has been vacant since 2017 when the tenancy came to an end.  
The property was under offer however this fell through during Covid.   

 
5. The current EPC rating is D meaning the property will require works in the 

near future to make it lettable.  The current requirement is for all non-domestic 
property to be rated an E under Minimum Energy Efficiency Standards 
(MEES), however the government have committed to upgrading this to a 
minimum standard of a C by 2027 and then a B by 2030. The property is 
currently compliant with a D rating but will need further energy efficiency 
improvement to meet the C standard by 2027, leaving the council exposed to 
non-recoverable expenditure. 

 
6. Capex requirements would be in excess of five years rental with little prospect 

of rental increase due to its location. It is therefore considered that disposal in 
the market may be the best way to bring this building into beneficial 
occupation without the City having to invest substantial funds.  Further detail is 
provided within the exempt appendix. 

 
7. The Council disposed of the adjacent Burkett’s Building (4 Charing Cross) in 

2002 but still retains Strangers Hall Museum within the same row. The subject 
property is however totally separate and is a standalone asset. 

 
8. Other options considered are: 

 
a. Do nothing – this would leave the property vacant, would not realize the 

best outcome for this listed building and would not deliver any income. 
b. Invest and re-let – further detail is provided in the exempt appendix 

however this is not considered to be a preferred option. 
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c. Convert the upper floors to residential – the property has potential for 
conversion of the upper floors.  Initial feasibility has been undertaken with 
plans drawn up for 2 flats on the upper floors whilst maintaining a ground 
floor retail unit.  Pre-application planning advice has been obtained 
outlining that the proposal is acceptable in principal subject to details.  
Given the nature of the building, it is not likely to be suitable for 
affordable housing. 

d. Transfer to the Norwich Preservation Trust – the Trust already have a 
pipeline of sites and limited capacity to take on more buildings, their 
focus is also on listed buildings at risk and this asset is not currently on 
the at-risk register. 

 
9. It is recommended to market the property for sale and dispose of the asset 

with the benefit of the pre-application advice to ensure best consideration is 
obtained. 

 
82 Upper St Giles, Norwich 
 
10. The property is located to the south side of Upper St Giles and comprises a 

small restaurant at the ground floor frontage with former office space to the 
rear and above.  The property is a Grade II listed building dating from C17 with 
C20 offices extending to the rear. 
 

11. The offices are accessed via a separate access from a side ally. The offices 
have been empty for several years but have recently had a temporary letting 
on a license to New Routes. 

 
12. The ground floor is let as a restaurant.  The ground floor lease is for 15 years 

expiring in 2031 on an internal repairing basis with no service charge recovery. 
 

13. The side entrance for the offices and being above a restaurant does not help 
when trying to let the office premises.  The offices are also in need of 
substantial modernisation to attract a tenant. 

 
14. The current EPC rating is an E rating.  These levels will have to be improved 

substantially to comply with the regulations as the threshold increases. This 
will require potentially substantial investment just to enable the 
accommodation to be lettable at current rental levels. 

 
15. The Council has no immediately adjacent land holdings. 

 
16. Other options considered are: 

 
a. Do nothing – this would leave the office element vacant, would not 

realize the best outcome for this listed building and would not deliver any 
additional income. 

b. Invest and re-let – further detail is provided in the exempt appendix 
however this is not considered to be a preferred option. 

c. Convert the office accommodation to residential – the upper floor offices 
have potential for partial conversion to residential.  Initial plans for four 
units have been drawn up and pre-application advice received from the 
planning team.  Given the nature of the building, it is not likely to be 
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suitable for affordable housing. 
d. Transfer to the Norwich Preservation Trust – the Trust already have a 

pipeline of sites and limited capacity to take on more buildings, their 
focus is also on listed buildings at risk and this asset is not currently on 
the at-risk register. 

 
17. It is recommended to market the property for sale and dispose of the asset 

with the benefit of the pre application advice which should enable the sale to 
generate best value. 

 
74 Upper St Giles, Norwich 
 
18. 74 Upper St Giles is located on the corner of Cleveland Road.  It is a C17 

Grade II listed building with timber-framed walls at first floor above flint rubble 
ground floor walls. The interior dates from the 19th-century. The two storied 
rear block is at right angles to the street frontage and has flint rubble walls and 
a roof of clasped purlin construction. 
 

19. The property is held as an investment asset and is currently vacant following 
the tenant ending their lease earlier this year. 

 
20. The current EPC rating is a D rating.  These levels will have to be improved 

substantially to comply with the regulations as the threshold increases. This 
will require potentially substantial investment just to enable the 
accommodation to be lettable at current rental levels. 

 
21. The Council has no immediately adjacent land holdings.  There is likely to be 

little demand for the building in its entirety as an office.  It is more likely to 
attract interest as a conversion into residential. 

 
22. Other options considered are: 

a. Do nothing – this would leave the office element vacant, would not 
realize the best outcome for this listed building and would not deliver any 
additional income. 

b. Invest and re-let – further detail is provided in the exempt appendix 
however this is not considered to be a preferred option. 

c. Convert to residential – the property has potential for conversion to 
residential.  Initial plans for two units have been drawn up and pre-
application advice received from the planning team.  Given the nature of 
the building, it is not likely to be suitable for affordable housing. 

d. Transfer to the Norwich Preservation Trust – the Trust already have a 
pipeline of sites and limited capacity to take on more buildings, their 
focus is also on listed buildings at risk and this asset is not currently on 
the at-risk register. 

 
23. It is recommended to market the property for sale and dispose of the asset 

with the benefit of the pre application advice which should enable the sale to 
generate best value. 
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215B Woodcock Road 
 
24. The property is located on Woodcock Road, which is a predominantly 

residential area to the north of Norwich city centre, in close proximity to 
Norwich’s outer ring road.  The surrounding area comprises residential 
properties with St Clements Park situated to the rear of the property. 

 
25. The property comprises a site fronting Woodcock Road.  The site is occupied 

by car garage, showroom and workshops originally dating from around 1970.  
The property was constructed by the tenant and is currently let on a long lease 
that expires in in 2065 with a small ground rent income to the council. 

 
26. The park to the rear of the property is designated public open space in Council 

ownership. 
 
27. The tenant wishes to improve the property and wishes to purchase the 

freehold interest.  The tenant is a special purchaser which releases latent 
value above market value.  A red book valuation has been undertaken to 
ascertain both the market value and the uplift to account for the marriage 
value, further details are within the exempt appendix.  Any disposal would also 
be subject to an overage provision for 50 years based on 50% of any 
additional value obtained via planning permission. 

 
28. The disposal would allow investment in the site which is now unlikely given the 

limited time remaining on the leasehold interest. 
 
29. Other options considered are: 

a. Do nothing – the council would contibue to receive the limited rental 
income however the site is currently vacant and unlikely to receive any 
substantial investment by the leasehold given the limited time remaining 
on the lease. 

b. Buying the tenants leasehold interest and relet – given the cost of 
acquiring the leasehold interest this would not realise a financial return 
to the council. 

c. Buying the tenants leasehold interest and redeveloping the site - the 
site if bought in could be considered for residential development but the 
cost of buying the tenants interest and remendiation of the site would 
make such a development unviable.  Further details are included in the 
exempt appendix. 

d. Offer a re-geared extended leasehold interest – this would allow for 
some additional ground lease income, however that income would be 
limited and a capital receipt would not be obtained. 

 
Financial and Resource issues relating to all properties 
 
30. Any decision to reduce or increase resources or alternatively increase income 

must be made within the context of the council’s stated priorities, as set out in 
its Corporate Plan 2022-26 and budget. 
 

31. There are several options available for use of any receipt which will be 
considered in future budget and MTFS papers.  However, there is scope to 
replace the lost revenue via a number of treasury management mechanisms.  
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Any associated loss of rental income will need to be reflected within budget 
reports once the sale timelines are known. 

 
32. The service will continue to manage the overall income budget which varies 

throughout the year due to the changes in tenancy agreements as part of 
normal business activity.  

 
33. A summary of the financial implications is provided in the exempt appendix. 

 
Legal issues relating to all properties 
 
34. By virtue of section 123 of the Local Government Act 1972 the city council has 

the necessary statutory powers to dispose of its land. This section also states 
that on a disposal, the council are under a statutory obligation to obtain the 
best consideration that can reasonably be obtained for the land.  
 

35. All assets have been subject of red book valuation and 2 Charing Cross, 82 
Upper St Giles and 72 Upper St Giles will be marketed on the open market to 
achieve best value.  215b woodcock road is to be sold to the tenant, however 
this will be at an uplift above market value due to the marriage value and 
based on a red book valuation. 

 
36. Achieving best consideration will also ensure that the council is not caught by 

the subsidy control regime. 
 

37. If any part of the site consists of open space land, section 123(2A) of this Act 
states that the council must follow certain statutory requirements to advertise 
the disposal of the said areas of open space land.  In this case, none of the 
sites in question contain open space land. 

Statutory Considerations 

Consideration Details of any implications and 
proposed measures to address: 

Equality and Diversity Sale of the assets will result in the transfer 
of the freehold interest, but this is not 
anticipated to have any material equality 
and diversity implications. 

Health, Social and Economic 
Impact 

There are no direct consequences flowing 
from these proposals. 

Crime and Disorder There are no direct consequences flowing 
from these proposals.  Albeit some of the 
properties in question are vacant and 
therefore can be targets for crime and 
disorder.  The decision to dispose should 
assist in bringing the assets back into use. 

Children and Adults Safeguarding Not applicable 
Environmental Impact There are no direct consequences flowing 

from these proposals. 
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Risk Management 

Risk Consequence Controls Required 
Deterioration of 
market interest for 
this property type 

Risk of infestation, 
vandalism or fire 

A void property 
could encourage 
anti-social 
behaviour 

Reputational risk of 
keeping this asset 
empty 

We are unable to 
generate interest 
for this building and 
worsen our 
position. 

Property becomes 
blighted / attracts 
negative stigma and 
impacts surrounding 
buildings 

Neighbours 
complain and 
feeling vulnerable 

Considered to be 
low at present  

Recent sales suggest that the 
sites may appeal to a local 
investor / developer.  Other 
options are available if the assets 
did not sell and would need to be 
assessed further if there is no 
marketing success. 

Regular monitoring required, 
seeking to dispose of the asset 

Regular monitoring required, 
seeking to dispose of the asset 

Active decision making on vacant 
assets 

Reasons for the decision/recommendation 

38. For the reasons outlined in this report it is recommended to dispose of the
assets listed which will generate a capital receipt for the council.

39. For the purposes of 2 Charing Cross, 74 Upper St Giles and 82 Upper St Giles
it is recommended to delegate authority to the Executive Director of
Development and City Services in consultation with the Cabinet member for
resources to accept the most advantageous offer.

40. Whilst these three properties are not considered to be a viable proposition for
the council to invest in, it may appeal to the wider market, who may take a
longer-term view on investment and/or be interested in conversion
opportunities.

Background papers: None 

Appendices:  
Site Location Plans 
Exempt Appendix 

Contact Officer 
Name: Sharon Taylor 
Telephone number: 01603 989545 
Email address: sharontaylor@norwich.gov.uk 
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Site Location Plans
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