FORMER SHANNOCKS HOTEL SITE, SHERINGHAM

Executive Summary

The final decision as to whether to progress to conclude the
Compulsory Purchase of the former ‘Shannocks’ building
now needs to be made. The report considers the issues and
options and advocates that Councillors decide the way
forward.

Options considered

The report sets out two main options — with a series of ‘sub-
options’. The two main options are:

(i) To continue with the Compulsory Purchase Process and
serve the General Vesting Document; or,

(i) To withdraw from the process and leave the property in
the hands of the current owners.

Consultation(s)

The Council’s legal services team have been involved
throughout this work.

Recommendations

This is a Cabinet decision, and the recommendation is likely
to be (subject to the outcome of discussion with the owners
prior to Cabinet) to authorise the Director for Place and
Climate Change to make the final decision (in consultation
with specified others).

Reasons for
recommendations

To provide a clear position for discussions with the current
owners and to thereafter enable Officers to conclude
matters.

Background papers

December 2022 Cabinet report — attached as Appendix 1.
Valuation report October 2022
Planning Applications:

= RV/21/2885 approved in March 2022

= PF/18/1603 approved in October 2018; and,
= PF/17/0192 approved in October 2017.

Wards affected

Sheringham North

Cabinet
member(s)

ClIr Lucy Shires

Contact Officer

Russell Williams - Assistant Director: Planning




Links to key documents:

Corporate Plan:

See Section 4.1 of the report.

Medium Term Financial
Strategy (MTFS)

Yes — costs of the CPO are allowed for within the Capital
Programme

Council Policies &
Strategies

Medium Term Financial Strategy (Capital Programme)

Corporate Governance:

Is this a key decision

Yes

Has the public interest
test been applied

Yes — the report is effectively divided into two parts — with
as much as practically possible in the ‘Public’ part of the
Agenda — and - an Appendix (3) in the ‘Closed’ Part of the
Agenda.

Information in Appendix 3 involves the likely disclosure of
exempt information as defined in paragraph 3, Part 1 of
schedule 12A (as amended) to the Local Government Act
1972.

This paragraph relates to:

Para 3. Information relating to the financial or business
affairs of any particular person (including the authority
holding that information)

The public interest in maintaining the exemption outweighs
the public interest in disclosure for the following reasons:

The information is commercially sensitive, relating to
commercial options being considered by the authority.
Releasing this information would be likely to have a
prejudicial impact upon third parties as well as the Council
in obtaining best value.

Details of any previous
decision(s) on this
matter

Cabinet: 5t December 2022
Cabinet: 4 November 2019

1. Purpose of the report

1.1

This reports updates Cabinet on the potential Compulsory Purchase Order of the

former Shannocks Hotel site in Sheringham and provides options for Cabinet to
consider as to ‘what next’ in relation to the Council’s involvement in the site.




2.1.

2.2

2.3

3.1.

3.2

Introduction & Background

This matter was last considered by Cabinet in December 2022 (Agenda Item 18
— Cabinet: 5" December 2022). At that meeting Cabinet resolved ‘only’:

1.  To confirm support for the serving of the General Vesting Document to take
ownership of the site as soon as possible; and,

2. To recommend to Full Council that it approves the addition of a capital
budget of the valuation cost as set out at section 6 of the confidential
appended report, and an additional £10,000 to cover the costs associated
with the purchase of the property to be financed by the use of capital
receipts, use of reserves and borrowing if required.

The reason given for the decision of Cabinet was ‘“fo secure timely
redevelopment of the site, in accordance with the previously agreed Compulsory
Purchase Order process, and the decision of the public inquiry to confirm the
Order”.

The December 2022 report is attached as Appendix 1 — largely as it contains an
array of useful background history.

Proposals and Options
There are two main options:

Option 1: To continue with the Compulsory Purchase Process and
serve the General Vesting Document;

Option 2: To withdraw from the process and leave the property in
the hands of the current owners — effectively to do with
as they see fit.

There are a number of sub-options to the above two ‘headline’ alternatives
including:

Option 1A: To put in place plans to sell on the site — once it is in the
Council’'s ownership - to a third party (e.g. so that they
then seek to redevelop the site);

Option 1B: To start to plan for the Council to lead the redevelopment
of the site itself;

Option 1C: Leave the decisions on how to take forward the site to a
later date — i.e. once the site is in the Council’s
ownership; or,

Option 2A: To leave entirely to the current owners discretion; or,



3.3

3.4

3.5

3.6

3.7

4.1

4.2

Option 2B: To agree with the owner that they will do certain works
prior to the formal final decision being made to leave to
their discretion — for instance for them to commit to
removing the existing hoarding that surrounds the site,
installing a knee rail around the site, removing any debris
(etc) and planting low level landscaping and / or grassing
the site.

It can be argued that the action that the Council has taken to-date has had a
positive outcome — i.e. the former hotel that had become an ‘eye-sore’ has been
demolished and the site is now cleared and ready for development (with a
planning permission secured for such a development).

However, there is no indication that the development is about to start, and the
site is now bounded by a relatively high (2 metres plus) solid fence. It is arguably
— due to its location (see Appendix 2) — the most prominent ‘needing
(re)development’ site in Sheringham.

The Council could decide that it has delivered on its main objective for the site —
i.e. the demolition of the eye-sore building — and therefore there isn’t a need to
pursue the Compulsory Purchase Order. This course of action would be likely to
reduce the Council’s financial risk.

That could mean the site would potentially remain in its ‘boarded up’ form — which
is less than desirable, and which does have a negative impact on the quality of
Sheringham — and its visitor experience in particular.

Alternatively, the Council could proceed with the CPO process and complete the

General Vesting process by the key date next month (13™ April 2024).

Corporate Priorities

The following elements of the Corporate Plan (2023 — 2027) are considered
relevant:

Our Greener Future - Continuing our programme of investment in coastal and
resort infrastructure and amenities, building on the progress made in recent
years.

Investing in our Local Economy and Infrastructure - Exploring opportunities for
securing development of our few brownfield sites.

A Strong, Responsible and Accountable Council - Investing in projects which
deliver financial returns and/or contribute to our wider objectives around Net
Zero, business and jobs, community facilities and infrastructure.

There are no proposals in either the Corporate Action Plan for 2023/24 or
2024/25 that are relevant to this site / issue.



6.1

6.2

6.3

7.1.

8.1

Financial and Resource Implications

The Medium-Term Financial Strategy considered by Council on 215t February
2024 contained a provision with the Capital Programme for ‘Property
Acquisitions’. This is commented upon further in Appendix 3.

Comments from the S151 Officer:

If the site is purchased the Council should look to recoup the purchase costs
through the sale of the site. There is a risk associated with this, in that, the
Council may not be able to fully recover all the costs associated with the
purchase and preparation of the site for sale.

Legal Implications

There would not appear to be any legal impediments relating to the
recommendations of this report, the recommendation follows previous Cabinet
minutes and the Compulsory Purchase Order secured at a Public Inquiry.

Professional advice will continue to be obtained in completion of the CPO
process to secure a robust outcome. It is possible that the current owner will
endeavor to contest whatever outcome the Council wishes to pursue. The
Council’s legal team will advise throughout.

The owners may challenge the legality and validity of actions and decisions being
taken by the Council, and there is a possibility that they may commence legal
proceedings. It is possible that there might be a legal challenge irrespective of
the course of action decided and no guarantee that any case would be won by
the Council.

Comments from the Monitoring Officer

If proceeding with the CPO process the General Vesting Document needs to
be served prior to the relevant date specified in this report, or the process
cannot continue.

Risks

Risks are set out in Appendix 3.

Net Zero Target

In the event that the Council owns this site and decides to sell it then it would be
appropriate to seek views from potential purchasers as to what they would be
prepared to commit to in regard to fulfilling Net Zero aspirations. This would need
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to be consider in the light of the Council’s legal duty to obtain Best Financial
Consideration under section 123 Local Government Act 1972.

Equality, Diversity & Inclusion

There are no equality and diversity implications arising from this report.

Community Safety issues

Dilapidated buildings and vacant sites are often associated with crime and
disorder. Pursuing either Option recommended would be likely to result in a safer
environment than the current situation.

Conclusion and Recommendations

The Council has long had an interest in this site. Effectively it has been ‘the’ site
to resolve in the district from a town planning related ‘Compulsory Purchase’
perspective.

This is — almost certainly — the final report to Cabinet that will relate to the
potential purchase — although there would be further reports in the event that the
Council does acquire the site.

Moving forward from here will not be without risks whatever way forward is
chosen but a decision does need to be made — one way or the other — before
the Order opportunity lapses on 13" April 2024.

It is considered that the Council’s efforts to date and long-term commitment to
this site have already born significant benefits due to the fact that the former
Shannocks building has been demolished, planning permission secured and the
site effectively sitting ready to be developed.

It is regrettable that that redevelopment hasn’t happened — and hence the need
for this report.

The recommendation is set out in full within Appendix 3. However, in terms of
this ‘Public’ report, it is recommended that Cabinet:

1. Indicate which of the Options should be pursued and in what order
of preference;

2. Delegate the final decision to the Director for Place and Climate
Change — having first consulted with the Portfolio Holder for Finance,
Estates and Property Services and the Monitoring Officer; and,

3. In the event that the Compulsory Purchase Order process continues,
authorise service of the General Vesting Document.

Reasons: To provide a clear position on the site that would ensure the main
ambitions of the Council’s actions relating to this site are delivered.



Appendix 1

Agenda Item 18: Cabinet: 5" December 2022

FORMER SHANNOCKS HOTEL SITE, SHERINGHAM

Summary:

Options Considered:

Conclusions:

This report informs Cabinet that following demolition of the
former Shannocks Hotel in Spring 2021, works on the site have
stalled and not progressed further as proposed within the
agreement made between the Council and the site owner,
Huddies Limited.

Given the prominence of the site on Sheringham Seafront and
public interest in the site’s redevelopment it is recommended
that the District Council now seeks to implement the
Compulsory Purchase Order as previously agreed in respect
of the development site so as to bring about its future
redevelopment.

1. Pursue the CPO process by serving a General Vesting
Document to take ownership of the site as the owner has failed
to commence works to provide a new building on the site
before 23 November 2022.

2. Demur from enforcing the terms of the CPO on
commencement trigger (23 November 2022), deferring action
until a subsequently agreed deadline, leaving the owner to
continue with its own development plans to complete on
agreed deadline. The risk being that without pressure from the
Council, these works will not be progressed at all. This may
result in the site remaining empty and blighting the Sheringham
Conservation Area.

3. Demur from enforcing the terms of the CPO in its totality,
leaving the owner to continue with its own development plans
at its own pace, with the risk that without pressure from the
Council, these will not be progressed at all. This may result in
the site remaining empty and blighting the Sheringham
Conservation Area and reputational harm to the Council in not
following through with any action.

The owner has completed phase 1 of the agreed works by
demolishing the former Shannocks Hotel building by June
2021. Beyond this, notwithstanding consistent pressure on the
owner by the Council for a number of months, redevelopment
of the Shannocks site remains stalled. The owners have stated
that they are making their best efforts to start re-development
of the site. However, progress has historically been either at a
slow pace or non-existent. The owner has repeatedly asked to
extend the agreed project start dates, whilst providing no
practical evidence of being ready to commence
redevelopment.



Recommendations:

Reasons for
Recommendations:

The Compulsory Purchase Order obtained by the Council is in
place and supported by a completed agreement with the
owners, which sets out a timetable for their re-development of
the site to proceed. Having completed demolition of the long-
term vacant building by June 2021 the next key date by which
redevelopment works should have commenced was the 23rd
November 2022, with the agreement stating that the project
should be completed by June 2023.

The November 2022 date has now passed with no works to
commence re-development of the site being started. Officers
remain concerned that the owner will not develop the
Shannocks site in accordance with the timetable outlined in the
agreement and are mindful of public concern over the continual
delays in the progression of this high-profile scheme at the
centre of Sheringham seafront.

The actions of the Council in seeking a Compulsory Purchase
Order for the Shannocks Hotel were agreed by Cabinet as a
means of committing the owner to projected deadlines. A line
was drawn by the Cabinet decision in 2019 when supporting
the CPO. The Council engaged in this formal process to ensure
development of the site would be completed to a known
deadline. Although the former hotel building has been
demolished, no further works to redevelop the site has
commenced over the past 18 months such that it is felt that the
Council now needs to implement the CPO process to acquire
the site to secure its redevelopment.

Cabinet is recommended: -

1. to confirm support for the serving of the General Vesting
Document to take ownership of the site as soon as possible

2. Recommend to Full Council that it approves the addition of
a capital budget of the valuation cost as set out at section 6 of
the confidential appended report, and an additional £10,000 to
cover the costs associated with the purchase of the property to
be financed by the use of capital receipts, use of reserves and
borrowing if required.

To secure timely redevelopment of the site, in accordance with
the previously agreed Compulsory Purchase Order process,
and the decision of the public inquiry to confirm the Order.

LIST OF BACKGROUND PAPERS AS REQUIRED BY LAW
(Papers relied on to write the report, which do not contain exempt information, and
which are not published elsewhere)

» Valuation report October 2022

Ward(s) affected:

= Sheringham North



Contact Officer, telephone number and email:

11

1.2

13

Phillip Rowson, 01263 516135
Background: -

The former Shannocks Hotel building was a prominent building on Sheringham
Seafront and has been in its current ownership since 2010. Since that time
several measures have been taken to engage the owner to make improvements
and secure new uses for the building befitting of its prominent location on the
seafront.

Following years of vacancy and deteriorating condition the District Council
pursued enforcement action and subsequently resolved to obtain a Compulsory
Purchase Order at a meeting of the Cabinet on 4th November 2019 to allow it to
acquire the property for clearance and redevelopment, if similar action was not
taken within an agreed period of time by the property’s owners.

Compulsory purchase is a legal mechanism by which certain bodies (known as
‘acquiring authorities’) can acquire land without the consent of the owner. The
Council is the acquiring authority in this matter. Law and procedures relating to
compulsory purchase are complex. The Council must follow procedures,
principally set out in the Acquisition of Land Act 1981 and related legislation, to
exercise its powers. This can proceed over a protracted time period. Within those
procedures there is included the right to object and challenge. The following
image sets out the general process:

Acguinng authanty considers whather \aad s requined 1o dakver
& project i s prometing and the exient of the @nd !at may be
reguired,

Acguinng auffanty lormally ‘resolves’ 1o use fis caompulsony
purchise powers and gathers delailed infarmalion about land

i h K
PG prataralion 40 crmenahip and oocupation. The acquiing suthoy then makes

submisaion he PO, publicises | and submits if to the confirming

STy

Those aflecied Oy The CPO are inviled 1o submil chjections ia
the canfirming swthoriy.

Objecting ioa CPO

The CPO & considansd by the confiamiing authanty through &
public inguiry of wrilhen re presentalions.

Thie coveming avthanty decides whather lo conlim, modiy or
reject the CPO.

wuaaube Ag amnboe o suonenobany

| The acquinng auffronly takes cwnesship of the Jand, |

Passassion and acquiskion

These s generally a right i compersation il your ieoed i
compulsorly acquired. (This is dealt with in Guides 2, 3 and 4.)
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1.6

2.1

2.2

2.3

The Council was granted approval to pursue a Compulsory Purchase Order to
acquire the land on 13 April 2021, when the order was confirmed by the Planning
Inspectorate, as the Council had previously agreed a reasonable timeframe for
the owner time to progress its own development. In 2019 and 2022 further
variations of the owner’s planning consents were granted. The owners
completed demolition of the former hotel building in June 2021 in accordance
with the agreed timeline but have since not commenced any further
redevelopment of the site as required — meaning that the site has now been
vacant for a period of 18 months.

The Compulsory Purchase Order process was supported by an agreement
between the owners and the Council. This agreement is binding and required: -

. demolition of the former hotel building and site clearance to be complete
by June 2021

o commencement of redevelopment by 23 November 2022

o and completion by June 2023

All these deadlines were agreed with the owner and formed part of the binding
agreement. Failure to meet these deadlines will result in the owner being liable
to cede ownership of the site to the Council under the Order granted by the Public
Inquiry.

The agreement envisaged a redevelopment process that took into account the
complexity of demolition, construction methods and a desirability to not
unreasonably disrupt the main tourism season in Sheringham. The expectation
was to demolish by June 2021, commence re-development by June 2022 (now
November 2022), and complete by June 2023. These dates are clear and have
been subject to the owner’s support.

Current position: -

As stated above, beyond the demolition of the building, completed in June 2021,
no further work has been commenced to take forward the development of the
approved new building. Work should have started by June 2022, with an
extended date of 23rd November 2022. This date has also now passed and, with
increasing public concern about the lack of progress made, it is appropriate for
the District Council to consider again whether it should exercise the Compulsory
Purchase Order by serving the General Vesting Document on the site owner as
soon as possible.

In serving the General Vesting Document the Council will be required to meet
the costs of obtaining a reasonable valuation of the site and all relevant costs
associated with taking ownership under the CPO. Details of these costs are
provided for Members information in an Exempt Appendix on the grounds of
commercial sensitivity.

However, for the Council to acquire the property under the General Vesting
Document it is necessary to approve a Capital Budget of £50,000 plus the
purchase price as detailed in the confidential valuation report.. This capital
budget would be financed by the use of capital receipts, reserves and borrowing,
if required.
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2.5

3.1

4.1

4.2

4.3

4.4

Alternatively, it may be resolved that the owner should be permitted further time
to commence its development, in which case no further action is required to be
taken by the Council at this time, but this would not change the deadline of June
2023 for the completion of the development, The Council could then review the
provisions under the CPO once again.

Finally, a view may be taken that the Council should stand down further action
under the CPO process allowing the owner to progress the development at their
own pace, allowing the CPO to lapse in April 2024. This would be contrary to the
provisions of the CPO and would be likely to result in significant reputational
damage to the Council.

Medium Term Financial Strategy

The proposals outlined in this report would contribute to the Council’'s MTFS i.e.
in purchasing the property and its consequent redevelopment it will either
generate revenue income streams or a capital receipt for the authority, if sold,
which would then be available to fund future capital schemes. All options will be
considered for its redevelopment and future use so that the future benefit to the
Council can be maximised in order that it makes a positive contribution to the
Council’'s MTFS.

Financial and Resource Implications

The Council has already incurred costs for the CPO process and supporting the
agreement with the site owners. Those costs have already been incurred, so no
further risk is associated to the CPO as it stands.

Market Value and reasonable costs will need to be paid for The Shannocks Hotel
site if it is to be taken into the Council’s ownership. The valuation report as
attached at the Exempt Appendix is recently drafted and is considered to
accurately reflects current values. The report is drafted by senior experts in CPO
valuation from a respected professional surveying company.

Previously, the Council had established a Capital Budget to acquire the
Shannocks Hotel property through a CPO, but this budget was released at the
time the owner of the property proceeded with demolition and an expectation
that redevelopment would proceed as per the joint agreement. Now, however,
as re-development has not commenced, it is necessary for the authority to
consider its position further, with officers recommending that Cabinet seek
approval from Full Council for this capital project budget to be re-instated.

Once acquired under the General Vesting Document of the Compulsory
Purchase Order it would be necessary for the Council to consider its options for
the future re-development or onward sale of the site. If the authority was to look
to develop the site out itself, this would require a further capital budget to be
identified. It would be expected that the funding for the purchase and subsequent
redevelopment would ultimately be recovered if the development was then to be
leased or sold.
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Legal Implications

There would not appear to be any legal impediments relating to the
recommendations of this report, the recommendation follows previous Cabinet
minutes and the CPO secured at a Public Inquiry. Professional advice will
continue to be obtained in completion of the CPO process to secure a robust
outcome.

The Council is duty bound to obtain Best Financial Consideration under section
123 Local Government Act 1972.

Risks

Given the public concern expressed about this long-term empty commercial
property and support secured for redevelopment of the site through the CPO
process it is believed that momentum must be maintained in progressing the
redevelopment of the site, otherwise the reputation of the Council in looking to
take enforcement action against long-term empty and prominent sites and
premises will be undermined.

Future decisions will need to be taken as to the Council developing out the site,
possibly using “back-to-back” development partnerships, considering whether to
use the fallback position by implementing the current live planning permission,
or review best use / development of the site.

Sustainability

There are positive sustainability implications arising from this report, as
development has been stalled for many years. Bringing a prominent brownfield
site back into active use in a key resort and service centre will ensure local
services and facilities are supported.

Climate / Carbon impact

Demolition is completed, so there are no adverse impacts arising from this report.
Equality and Diversity

There are no equality and diversity implications arising from this report.

Section 17 Crime and Disorder considerations

Dilapidated buildings and vacant sites are often associated with crime and
disorder. Active engagement to deliver re-use will reduce potential for crime and
disorder.

Conclusion and Recommendations

Notwithstanding consistent pressure on the owner by the Council for several
years, the former Shannocks Hotel site remains undeveloped. Despite the owner
providing assurances on numerous occasions that the re-development will

commence, there has been no obvious progress made. Rather it appears that
development is at a standstill.



11.2 Asthe owner has failed to meet its commitments, the Council can take ownership
of the site through the serving of a General Vesting Document as part of the CPO
process. So far, the Council has refrained from taking this action, primarily to
give the owner every opportunity to develop the Shannocks site itself. There
have been numerous extensions to accommodate the owner, with the most
recent projected start date given to the Council for redevelopment being 23
November 2022 — a date which has also passed.

11.3 Officers therefore recommend that Cabinet: -

1. Confirm support for the serving of the General Vesting Document to
take ownership of the site as soon as possible

2. Recommend to Full Council that it approves the addition of a capital
budget of the valuation cost as set out at section 6 of the confidential
appended report, and an additional £10,000 to cover the costs
associated with the purchase of the property to be financed by the
use of capital receipts, use of reserves and borrowing if required.
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