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RECENT REFERENCES: 

None. 
 
 

 
EXECUTIVE SUMMARY: 
 
This report seeks approval for the disposal of two 3 bed semi-detached properties 
(110 and 112 Cromwell Road) and an area of disused land to the rear of 96 and 112 
Cromwell Road to a Registered Provider (Radian Housing Association) to allow 
affordable housing to be built.  The area of disused land has previously been used 
as allotments; however, it has been dormant for at least 10 years. 
 
It is proposed that the two semi-detached properties that currently occupy the front of 
the side adjacent to Cromwell Road are demolished. It is proposed that 9 affordable 
housing units are to be erected on the site by Radian Housing Association. A pair of 
semi-detached properties will be erected at the front of the site (in a similar position 
to 110 and 112 Cromwell Road). Although tenure is to be agreed, these are likely to 
be shared ownership properties that are partially owned by Radian Housing 
Association and the occupant. The remaining 7 homes are likely to be for rent. The 
Council will have nomination rights to the dwellings, either directly, or via the 
appointed Zone Agents for shared ownership homes. It is anticipated that a local 
lettings policy will be used to ensure that at least 50% of the rented homes (this 
equates to three dwellings) will be occupied by families with a connection to 
Stanmore.  
 
The proposal responds to the very high levels of unmet housing need in the District. 
As of December 2011, there were 4417 households across the District requiring 
housing or re-housing, with 242 with a connection to Stanmore alone. There is also a 
very strong demand for further family accommodation and the scheme will provide 
accommodation for families. The Stanmore Community Plan identifies this site as a 
site for new affordable housing. 
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Radian Housing Association is one of the Council’s partners for the delivery of new 
affordable accommodation. They have been chosen to develop the site because 
they have a long standing record of successfully providing accommodation in the 
District and they have the capacity to deliver the scheme. The development of this 
site is part of Radian’s Framework bid for development funding from the Homes and 
Community Agency (HCA). They have been working on this project since spring 
2010, after the refusal of the previous planning application (the previous applicant 
was A2 Dominion Housing Association) and have carried out a great deal of pre-
application work. Whilst the Council is exploring the possibility of erecting Council 
properties on land under its ownership, it should be recognised that Radian Housing 
Association have been working on this proposal for many months and have invested 
significant resources at their own risk.  This work has been ongoing since well before 
the Council’s own new-build plans were considered. Radian is able to lever in both 
their own resources and those of the HCA and are in a position, subject to the grant 
of planning permission, to start construction work in the late summer / autumn 2012.  
In light of this, continuing with this scheme as originally planned is recommended. 
 
There is an exempt Appendix which considers the financial issues arising from the 
disposal of the site and includes proposals for compensating the Council’s Housing 
Revenue Account (HRA) for the loss of income arising from this proposal. 
 
 
 
RECOMMENDATIONS: 
 
That, subject to the matter not being called in by The Overview and  Scrutiny 
Committee: 

1. The disposal to Radian Housing Association, for affordable housing 
development purposes, of 110 and 112 Cromwell Road, Stanmore and land to 
the rear of 96 – 112 Cromwell Road Stanmore, as outlined on the plan in 
Appendix 1 to the Report, be approved, subject to: 

(a)  terms and conditions to be determined by the Head of Estates;  

(b) the consent of the Secretary of State (either by complying with the relevant 
requirements of General Consent A (Disposal of Land to Registered Providers 
of Social Housing) 2010 under Section 25 of the Local Government Act 1988 or 
a special consent if required);   

(c) planning consent being granted for the development; 

(d) nomination rights to seven of the homes being granted to the Council; with 
the remainder to be allocated through the HCA Zone Agents. 

2. The Head of Landlord Services be authorised to take appropriate action to 
terminate the tenancies of the two dwellings affected by the scheme. 

3. Approval be given for the restrictive covenants on any of the properties or other 
land adjacent to the development site to be removed as necessary to enable the 
development of the site for the purpose outlined in the report.   
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4. Delegated authority be granted to the Head of Landlord Services, in consultation 
with the Portfolio Holder for Strategic Housing and Landlord Services, to:- 

a.  agree any minor amendments to the project that may be required to 
ensure its viability; 

b. agree an alternative Registered Provider to whom the disposal in 1) 
above can be made, should Radian be unable to proceed within a 
reasonable timescale.   



  CAB2305 4

CABINET –   14 MARCH 2012 
 
THE OVERVIEW AND SCRUTINY COMMITTEE – 19 MARCH 2012 
 
DISPOSAL OF HOUSING REVENUE ACCOUNT LAND:  110 AND 112 CROMWELL 
ROAD, STANMORE AND LAND TO THE REAR OF 96 – 112 CROMWELL ROAD 
STANMORE  

REPORT OF HEAD OF STRATEGIC HOUSING 

DETAIL: 
 
1 Background 

1.1 There is a significant need for new affordable housing, both in the District as a 
whole and in the Stanmore area in particular.  As of December 2011, there are 
4417 households on the Council’s housing register list.  This represents a 69% 
increase in applicants over the last 18 months.  There are currently 2510 
applicants on the Hampshire Home Choice Register who have indicated 
Stanmore as an area of choice and would require a 1, 2, 3 or 4 bedroom 
property.  Of these, 320 require three-bedroom accommodation and 494 require 
a two-bedroom property. 242 applicants have a connection with the Stanmore 
area of Winchester. 

1.2 The purpose of this Report is to seek approval for the disposal of the Cromwell 
Road site to Radian Housing Association. The terms of the disposal will include 
the demolition of the existing houses on the site, and the construction of 9 new 
affordable homes to address local housing need. 

1.3 The site was initially identified as a potential site for affordable housing as part of 
the John Thompson study commissioned by the Council in 2002, to prepare a 
neighbourhood development programme for the Stanmore and Highcliffe areas of 
Winchester. The site is also identified in the Stanmore Community Action Plan 
2010-2015. Action point 5 of the Housing aims states that the allotment site 
should be re-developed for affordable housing:- 

Action point 5 – “ Negotiate agreement to secure affordable housing for 
Stanmore people for future housing developments – starting with Cromwell 
Road Development”. 

1.4 A planning application to develop the site for 10 affordable housing units 
submitted by A2 Dominion Housing Association was refused by the Planning 
Development Control Committee in December 2010. The application was refused 
on the grounds that the proposed layout with gardens to the front of the houses, 
adjacent to a belt of mature trees would lead to serious overshadowing of the 
garden areas and also ground floor windows. These circumstances could lead to 
future pressure to prune the tree belt.  

1.5 The previous scheme proposed tall mesh fencing upon the boundaries of the 
front gardens and this was not considered to be visually acceptable. The 
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application was also refused on the grounds that there was not sufficient space 
for landscaped amenity areas to enhance the visual and environmental character 
of the area.  Since the refusal of the planning application, extensive pre-
application discussions have taken place between the Council, Radian Housing 
Association and their Architects. The revised scheme that will be submitted to the 
Council (as local planning authority) is considered to overcome the previous 
reasons for refusal.  The revised scheme proposes gardens that are now located 
to the rear of the dwellings, away from the mature tree belt, and the windows 
serving the dwellings have been positioned so that the properties will receive 
adequate levels of daylight. The tall mesh fencing at the front of the dwellings has 
been removed from the scheme and the layout incorporates greater amounts of 
space between buildings and satisfactory amounts of landscaped areas. 

1.6 The land to the rear of 96 – 112 Cromwell Road has been previously used for 
allotment gardens: however, this use has not taken place for at least 10 years 
and the site was handed back to the Council by the Winchester Allotment Society 
in 2006. There has been no firm interest to re-use the site for allotments since the 
site fell dormant. It is considered the site is not well suited for allotment use 
because the mature trees upon the northern boundary create significant shading 
of the land and the fact that the site is not served by a vehicle access or running 
water.  

1.7 Whilst the site has been previously used as allotments, it is the case that the site 
is not statutory allotment land. This is because it was not originally purchased by 
the Council for this purpose.  The land can be considered to be a temporary 
allotment site and it is not protected from disposal in the same way as a statutory 
allotment site. Secretary of State consent for disposal is therefore not required. 

1.8 The land used for allotments is overgrown and in a disused condition. Until 
recently, many of the back gardens serving the Cromwell Road properties had 
been extended by the occupants (without permission from the Council) and 
encroached upon the land. This situation has now been rectified by the Council. 
The land has also been used for illegal fly tipping. The rubbish on the site was 
cleared by the Council and A2 Dominion Housing Association, prior to the 
submission of the previous planning application. 

1.9 The disused allotment section of the site is rectangular and flat. There is a large 
bank of trees upon the Northern boundary that are protected by Tree Protection 
Orders and these trees will not be removed. The smaller trees and bushes within 
the site (the majority of which are self seeded)  are not protected by Tree 
Preservation Orders and are not considered to be worthy of retention.  

1.10 It is proposed to demolish 110 and 112 Cromwell Road to create an access to 
the land to the rear. Both of these dwellings are Council-owned, three bed-
roomed semi-detached dwellings. They are both currently let on a short term 
tenancy basis and the occupants are fully aware of the Council’s intentions to 
demolish the properties and redevelop the site for housing. 

1.11 Radian Housing Association has been chosen to develop the site because they 
are one of the Council’s partners for the delivery of new affordable housing. 
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Radian has a proven track record of delivering new accommodation and they will 
be able to construct a high quality scheme.  Radian will lever in its own funding 
and it is likely that the new units could be occupied during the summer of 2013. 
Whilst the Council is examining the possibility of delivery Council Housing on its 
own land, it is the case that Radian have carried out a great deal of pre-planning 
application work and are in a position to deliver the site in a shorter timescale 
than the Council would be able to do so, if the Council ceased working with 
Radian and commenced work on a scheme to deliver Council housing.   

2 Affordable Development Scheme 

2.1 Radian Housing Association, with their architects, has been working at risk to 
design a scheme that meets both the Council’s and the Homes and Communities 
Agency’s quality standards.  The proposal is for nine dwellings, with seven 
dwellings likely to be for affordable rent and the remaining two dwellings at the 
front of the site being for shared ownership.  Access to the site is achieved by 
demolishing 110 and 112 Cromwell Road and creating a vehicles access and two 
smaller semi-detached dwellings in their place. The proposed sizes of the 
proposed dwellings are shown below (although this may be subject to change): 

House Type Number 
3 bed house (5 person) 7 
2 bed house (4 person) 2 

 
2.2 There is a pressing need for family accommodation and the Council anticipates 

that all of the proposed accommodation will be occupied by families.  It should be 
noted final details of the scheme, including tenure, are subject to final approval 
by the Council. The scheme will also be subject to any requirements imposed if 
planning permission is granted. Detailed pre-application discussions have taken 
place between the Planning Management Team and Radian. It is considered that 
the revised scheme for nine units has a good prospect of gaining an officers’ 
recommendation for approval, although it should be noted that the application will 
go through the normal determination process and there is therefore no guarantee 
that planning permission will be granted.  One of the recommendations of this 
report is for delegated authority to be given to the Head of Landlord Services, in 
consultation with the Portfolio Holder for Strategic Housing and Landlord 
Services, to agree any changes to the scheme that may be required to ensure its 
viability and to change the scheme if so required to secure planning permission.   

2.3 The Council will secure nomination rights to seven of the rented dwellings and 
will also have influence over who occupies the shared ownership dwellings. It is 
anticipated that the Council will use the Local Lettings policy; this will ensure that 
up to 50% of the dwellings that the Council controls the nomination rights to, will 
be let to persons with a connection to the Stanmore area of Winchester. The 
dwellings will be owned and managed by Radian, a Registered Provider of social 
housing.   

2.4 If Cabinet agree to dispose of this site and planning consent is granted, the new 
development will be able to provide housing for up to 43 persons in 9 units of 
accommodation. The homes will be built to a high quality and Radian Housing 
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Association are aiming to achieving the Lifetime Homes Standards for the new 
units and exceed code level three of the Code for Sustainable Homes.  

2.5 Subject to continuing discussions with Planning Management Officers, a planning 
application is due to be submitted in the spring of 2012. If consent is granted, the 
development could commence in the late summer / autumn of 2012, with 
occupation during the summer of 2013. 

3 Consultation 

3.1 Local Members, the portfolio holder for Strategic Housing and Landlord Services, 
TACT and members of the Stanmore Combined community group have been 
briefed on this proposal. 

3.2 Members of the public will be able to make written representation to the Council, 
as part of the planning process. 

3.3 Local residents were consulted at a public exhibition on Monday 23 January 
2012, attended by 40 people, and at a second exhibition for the occupants of the 
neighbouring sheltered housing scheme which took place on Friday 27 January 
2012, attended by 8 people.  The public were able to view the draft plans and 
leave written comments regarding the development. Thirteen comments were 
received, the majority of which were generally supportive and many respondents 
recognised the need for further affordable housing in the area.  Nine of the 
comments provided were generally positive towards the scheme; three 
comments posed questions or made a comment regarding a specific element of 
the proposal.  One set of comments were very negative towards the proposal, the 
author opposing the principle of redeveloping the site for housing and loss of 
allotment land and considering that the site is too small for the number of 
dwellings proposed. They also expressed concern regarding the potential for 
amenity problems in the area (e.g. noise issues, anti social behaviour).    

3.4 Public notices were placed in the local press on 14 and 21 December 2011 to 
inform the public that the Council is considering disposing of the land. Six 
responses have been received from four households. All of the letters objected to 
the proposal. The Council responded to all of the households and invited them to 
attend the exhibition on the 23 January. The letters are attached in Appendix 2. 
One letter accompanied a petition against the development, the petition 
containing 160 signatures. The Council also received a freedom of information 
request regarding the development from one of the objectors and a letter from 
Steve Brine MP regarding the proposal. Both the freedom of information request 
and letter from the Member of Parliament have been replied to.    

3.5 In response to the objections received, it is the case that there is no demand or 
requirement to re-use the site for allotments. Due to the pressing need for 
additional affordable housing in the District, it is considered that to re-use the site 
for affordable housing is in the wider public interest and is preferable to re-using 
the land for allotments. It is considered that the site is suitable for redevelopment 
for housing and officers are confident that the reasons for refusal in relation to the 
previous planning application can be overcome. The Council is not attempting to 
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make a profit from the scheme and no hidden deals have taken place with the 
Housing Association. The Council has held a thorough public consultation 
exercise to make local people aware of the proposal and to gain comments from 
the public for consideration.   

4 TACT comment 

4.1 Comments from TACT :- 

“At a TACT Committee meeting held on 29/02/2012, it was talked over and we 
came up with the following comment, we would like inserted under item four of 
the paper. Cabinet---14/02/2012. note Alan Rickman had made a TACT 
comment on the first proposal last year, to which we agreed. 
 
"We would had preferred that this scheme had been the first directly built 
housing units by Winchester City Council for some years. But as that cannot 
happen yet, we however would like to see all the nine housing units tenanted by 
those on the Social Housing Waiting List with strong connections to Stanmore" 
 
We hope we make our views clear and will make comment on each proposal 
when any more items come up under "Disposal of Housing Revenue Account 
(HRA) Land"  
 

OTHER CONSIDERATIONS: 

5 SUSTAINABLE COMMUNITY STRATEGY AND CHANGE PLANS 
(RELEVANCE TO): 

5.1 Active communities: to support local people in accessing high quality and 
affordable housing which meets their needs. 

6 RESOURCE IMPLICATIONS: 

6.1 As set out in Exempt Appendix. 

6.2 Whilst the Council’s Capital Strategy endorses the approach of supporting 
Affordable Housing developments by providing land at no or less than market 
value, it should be noted that where proposals include existing income generating 
assets such as council houses, this approach may also result in a direct loss of 
income to the Council.  The proposals included in the Exempt Appendix address 
this directly and recommend that any such loss of income is recognised when 
costing and assessing the viability of such schemes.   

7 RISK MANAGEMENT ISSUES 

7.1 The Council has been working closely with Radian Housing Associating for over 
a year to enable the provision of affordable housing on this site. If the Council 
decides not to dispose of the site to Radian it is likely that there would be a 
significant delay to the redevelopment of this site. It should be recognised that 
there has recently been a significant increase in the number of households on the 
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housing register and there is the potential that the build project could be 
completed in the summer of 2013.   

7.2 Radian Housing Association has undertaken considerable work on the project at 
risk. Radian have yet to submit a planning application to redevelop the site and 
although a great deal of pre-application work has taken place, there is a risk that 
planning permission will not be granted. The redevelopment proposals that 
Radian intend to submit for planning permission contain high build costs. This is 
because the site is in a sensitive location next to trees and because the 
development is of a high standard (e.g. dwellings that are of a bespoke design 
with a high standard of materials) and there is a low risk that costs may escalate 
further which may mean that Radian would not proceed with the development.  

BACKGROUND DOCUMENTS: 

Scheme files (save for exempt information contained therein) held in the Strategic 
Housing Team 

Local Authorities (Capital Finance and Accounting)(England) Regulations 2003 (SI 
2003/3146 as amended) 

The Pooling Handbook – issued by DCLG January 2007 

APPENDICES: 

1. Plan of the land for disposal 1/1250 scale. 

2. Letters of objections received from nearby residents in response to the press 
adverts published in December 2011  

3. Financial Details (exempt)
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Appendix1 

Plan to show the Cromwell Road site to be disposed of to a Registered Provider. 
 
1:1250 
Crown Copyright – WCC License No.000183301 
   

Appendix1 
Site Plan showing land at Cromwell Road site to 
be disposed of. 
 
1:1250 
Crown Copyright – WCC License No.000183301 
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