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REPORT OF THE STRATEGIC DIRECTOR FOR SUSTAINABLE REGENERATION 

TO THE LEAD MEMBERS FOR PROPERTY ON 9 FEBRUARY 2010
TO THE LEAD MEMBER FOR CHILDRENS SERVICES ON 12 FEBRUARY 2010
TITLE:
LAND AT FORMER ST. CLEMENTS PRIMARY SCHOOL, ORDSALL: SITE ACQUISITION 
RECOMMENDATIONS:

It is recommended that:

(1) Lead Member for Property approves the acquisition of land at the former St. Clements Primary School site in Ordsall, as shown coloured blue on the attached plan, for the purposes set out below, subject to the provisionally agreed terms and conditions.

(2) Lead Member for Children’s Services notes the content of the report and notes that a capital receipt is due to the Children's Services Directorate.

(3) The City Solicitor be authorised to carry out all actions necessary to give effect to the foregoing decisions.

EXECUTIVE SUMMARY:


This report details the provisionally agreed terms and conditions for the acquisition of land at the former St. Clements Primary School site from the Diocese of Manchester.  The Diocese owns the part of the site formerly occupied by the school buildings.  The remainder of the site, last used as playing fields, is already in Council ownership.  It is proposed that the acquisition and subsequent disposal of the site is managed under the terms of the established Ordsall Framework Agreement.

BACKGROUND DOCUMENTS:
Not applicable
(Available for public inspection)

KEY DECISION:
YES 

DETAILS:

	1.0
	Introduction

	
	

	1.1
	St. Clements Primary School was closed on 31 August 2007 and its pupils relocated to the new Primrose Hill Community Primary School in Ordsall.   

	
	

	1.2
	St. Clements Primary School was built in 1974 by the Council, at public expense, and in 1996 the freehold title in the school buildings site, shown coloured blue on the attached plan, was transferred to the Diocese of Manchester for a nil consideration (pursuant to s60 Education Act 1996). The Council retained the freehold interest in the playing fields, an area of 0.97 hectares, shown coloured green on the plan attached, although user rights were transferred to the Diocese.  

	
	

	1.3
	This report relates to the acquisition of the part of the site, an area of 0.87 hectares, shown coloured blue on the attached plan, from the Diocese.

	
	

	1.4
	The site has been vacant since the school closed and is surplus to educational requirements.  The vacant buildings were subjected to vandalism and the council therefore arranged for the building to be demolished, under license from the Diocese.  The cost of the demolition, £77,312, is currently met by the Ordsall Infrastructure Budget in anticipation that it will be recouped in future.

	
	

	2.0
	Background

	
	

	2.1
	In March 2003 the City Council entered into a partnership with developer, LPC Living Ltd, to develop proposals for the regeneration of the Ordsall estate, based on the redevelopment of vacant and underused land in council ownership.  The redevelopment is based on a jointly agreed Development Framework. A Framework Agreement covering the proposals was entered into by the Council and LPC on 12 May 2006.

	
	

	2.2
	The Development Framework sets out proposals for the use of vacant land in the area and for improvements to roads and footpaths, parks and open spaces and community facilities.  The document was not intended to be a blue print for the development of any particular site.  It proposed a number of environmental and infrastructure improvements that would benefit the estate, identified suitable sites for development, set out key principles to guide development and illustrated possible building footprints.  

	
	

	2.3
	Under the terms of the Framework Agreement, LPC Living Ltd has exclusive rights to develop specified sites in Ordsall, subject to agreement being reached, on a site by site basis, as to the type of development, land value etc, through a Development Proposal Notice procedure.

	
	

	2.4
	The former St. Clements Primary School is one of the sites identified for redevelopment within the Development Framework Agreement.  The Council is committed to disposing of the former playing fields to LPC Living Ltd for redevelopment and to make reasonable endeavours to acquire the school buildings site for the same purpose.

	
	

	2.5
	In October and November 2008, Lead Members for Children’s Services and for Customer and Support Services confirmed the principle of proceeding with disposal of the St Clements School site through the Ordsall Development Framework Agreement, as an exception to the overall capital receipts investment strategy.

	
	

	2.6
	However the former playing fields, shown coloured green on the attached plan, are protected under the provisions of section 77 of the School Standards and Framework Act, 1998.  Redevelopment of this part of the site for alternative uses cannot currently be progressed unless either the Secretary of State for Children, Schools and Families grants consent to disposal, or if equivalent replacement school playing fields are first provided.   Past experience suggests that the Secretary of State will not approve disposal of this site.  No suitable location for provision of replacement fields has yet been identified, although a planned city-wide strategy for playing field provision may ultimately provide a solution.  

	
	

	2.7
	Other options include bringing the playing fields back into use as detached school facilities or leaving the site vacant until September 2017 when, under current legislation, the statutory protection would expire.  No need or demand for additional playing fields within the Ordsall estate has been identified, either from schools or for community use, and it is not considered appropriate to invest in reinstating playing fields on the site.

	
	

	3.0
	Development Proposals

	
	

	3.1
	The site of the former St. Clements Primary School is located centrally within the Ordsall estate.  The Development Framework proposes the redevelopment of the site, predominantly for housing.  It also shows key new public routes crossing the site, as part of improved east/west and north/south connections across the estate.

	
	

	3.2
	Acquisition of the Diocesan land will allow the site to be redeveloped comprehensively with the adjoining former playing fields, which are already in council ownership.  This, in turn, will allow the assembled site to be remodelled to create the proposed improved east/west and north/south connections and allow the decision as to the future use of the land to be taken in the context of other elements of the partnership programme.

	
	

	3.3
	LPC Living has developed draft proposals for the redevelopment of the site with a mixture of family orientated dwellings and open space.  Emerging proposals have been the subject of preliminary consultation with local residents, although further design development will be required. The proposed open space within the emerging scheme has also been identified as the preferred location of new allotments, meeting strong local demand and in accordance with emerging council aspirations.  

	
	

	3.4
	The site being considered as allotments is shown coloured blue and hatched on the attached plan. This proposal will be the subject of a later report once site investigations have been completed and the potential cost of creating allotments assessed.

	
	

	3.5
	LPC Living Ltd considers that the St. Clements School site is a key element to unlocking the continued success of the regeneration of Ordsall, given its prominence from arterial routes through the estate, and its present state of disrepair.  However, the proposed residential development along the lines envisaged in the Development Framework and more recent consultation cannot be progressed unless and until the council acquire the entire site and the statutory protection to the playing fields is lifted.  Given both these constraints, and the recent slowdown in the housing market, it is likely to be several years before the site can be developed.  

	
	

	3.6
	Despite the significant impediments to delivering the current proposals for the wider school site, it is considered appropriate to proceed with the acquisition of the Diocesan land.   This part of the site can be redeveloped without any statutory constraint.  In the event that it was decided to retain the playing fields as a detached school facility, there would be opportunities to redistribute uses and so deliver some of the original Framework proposals.  Council control of the land will also help manage potential problems of fly-tipping across the site and ensure that inappropriate third party proposals are not brought forward.

	
	

	4.0
	Heads of Terms

	
	

	4.1
	In order to assist in assessing the value of the former school site, LPC Living Ltd prepared a draft Development Proposal Notice for the whole of the site which included the former school site and the playing fields.

	
	

	4.2
	This provided an overall value of £370,000 for the combined site, of which £187,000 is attributable to the former school site, currently owned by the Diocese.  Allowing for the costs of £77,312, already incurred by the Council in demolishing the school building, a valuation of £110,000 has been agreed.

	
	

	4.3
	On this basis, terms and conditions have now been provisionally agreed for the acquisition of the former school site as follows:-

	
	

	
	Vendor:
Manchester Diocesan Board of Education


Church House 


90 Deansgate 


Manchester. M3 2GJ 

	
	

	
	Purchaser:
Salford City Council

	
	

	
	Land:
0.87 hectares or thereabouts more particularly as shown coloured blue on the attached plan

	
	

	
	Tenure:
Freehold

	
	

	
	Consideration:
£110,000 (one hundred and ten thousand pounds)

	
	

	
	Conditions:


1. The consideration, less any agreed fees and costs attributable to the Diocese holding or disposing of the site will be repaid to the city council (in its capacity as LEA).  Currently these costs are estimated to be in the order of £20,000.
2. Completion will be on a date to be agreed.


3.
Any other terms and conditions required by the City Solicitor.

	
	

	4.4
	The sale of the land by the Diocese is governed by the School Standards and Framework Act 1998, which requires the Diocese to apply to the Secretary of State for Children, Schools and Families for it to make a direction as to how the Diocese should dispose of its interest.  The Secretary of State’s approval to the disposal was issued on 9 December 2009.

	
	

	4.5
	In effect, the City Council will be acquiring the site of the former school, through funding contained within the Ordsall Infrastructure Account.  The Diocese would account for the capital receipt, less any administration, security and holding costs, to the Council, in its capacity as Local Education Authority.  In practice, the only money which will change hands is the payment of the Diocese's costs by the Council.  

	
	

	5.0
	Financial Implications

	
	

	5.1
	It is anticipated that the cost of acquisition will ultimately be off-set against the disposal of the combined St Clements site to LPC Living Ltd.  In the interim, the cost will be managed through the overall Ordsall Infrastructure Budget. 

	
	

	5.2
	Although the draft Development Proposal Notice prepared by LPC Living Ltd is considered to be a sound basis for valuation of the site, terms for disposal of the site to LPC Living Ltd will be negotiated at a later date.  The final figure received will depend on the outcome of discussions regarding the appropriate use of the site and of the planning application, including the calculation of the S.106 obligations.  

	
	

	5.3
	The capital receipt to the Diocese, less any administration, security and holding costs incurred by the Diocese, will be passed to the Local Education Authority and will be available for reinvestment in the primary capital programme.  

	
	

	5.4
	Allowing for Diocese fees and expenses of £20,000, it is anticipated that the residual amount available for reinvestment in the primary capital programme would be some £90,000.  It should be noted that a further capital receipt would become available to the Local Education Authority if and when the playing field is sold for development.

	
	

	6.0
	Conclusion

	
	

	6.1
	The acquisition of the former St. Clements School site will enable the council to progress its regeneration proposals under the Ordsall Framework Agreement by enabling site assembly and, subsequently, comprehensive redevelopment to take place. 

	
	 

	6.2
	Although there are significant impediments to delivering the current proposals for the wider school site, which are unlikely to be realised for several years, it is considered appropriate to proceed with acquisition of the Diocesan land.   

	
	

	6.3
	It is therefore proposed that approval be given to the acquisition of land at the former St. Clements Primary School site in Ordsall, subject to the provisionally agreed terms and conditions. 


KEY COUNCIL POLICIES:  

· Connecting people to opportunities: Sustainable Community Strategy for 2009-2024: Theme 7: to deliver a city that’s good to live in: 

· providing a good choice of new market housing including family and affordable homes

· UDP policy ST 1: sustainable urban neighbourhoods

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS:  No implications.
ASSESSMENT OF RISK:   Low.  There are several impediments to delivering development proposals for the site.  However, even if development is delayed, the council would have control of a significant asset.  
SOURCE OF FUNDING:  Funding for the acquisition and for maintaining the site until it can be brought forward for redevelopment is available from within the Ordsall Infrastructure Account.  
LEGAL IMPLICATIONS: Supplied by:  Ian Coupe, Solicitor (Land and Property Team) 

Date Consulted:  17 December 2009
Comments:  The report highlights the legal implications of the acquisition and notes that a further appropriation will be required should part of the land be given over to allotments.  I have no further comments to make. 
FINANCIAL IMPLICATIONS: Supplied by Peter Butterworth – extension 8791

Date Consulted: 14 December 2009
Comments: There is provision within the Ordsall Infrastructure Account for the cost of acquisition of the former school site.  
OTHER DIRECTORATES CONSULTED: Childrens Services have been consulted on the proposed acquisition, and subsequent disposal, and are fully aware of the implication. In addition the Lead Member for Childrens Services is being requested to note the content of the report.  Discussions are being held with Environment Directorate regarding the potential use of part of the site as allotments.

CONTACT OFFICERS:


P. Holden, Urban Vision Partnership 

TEL. NO. 779 6069

B. Whitmarsh, Sustainable Regeneration Directorate
TEL. NO. 793 3645

WARD TO WHICH REPORT RELATES:  Ordsall
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DRAFT PRESS RELEASE

ST CLEMENTS SCHOOL, ORDSALL


The Council has agreed to buy a derelict school site in Ordsall from the Manchester Diocese of the Church of England.

St. Clements Primary School was closed in August 2007 and its pupils relocated to the new Primrose Hill Community Primary School in Ordsall.   The school building has been demolished.


The council and its development partners for Ordsall, LPC Living Ltd, have consulted local residents on draft proposals for the redevelopment of the site with a mixture of family dwellings and open space.  

The council’s acquisition of this site is another step towards realisation of an overall Regeneration Framework for Ordsall that proposes the construction of around 750 new homes, shops and community facilities in Ordsall, together with investment in parks and open space.  Despite the recent downturn in the housing market, the council’s partners, LPC Living, have already completed and sold over 100 new homes and have recently started work on the second phase of the Hulton Square development.


Councillor David Lancaster, lead member for Property, said: “I am pleased to have agreed terms with the Diocese so we can bring the redundant school site back into use to further improve Ordsall for the benefit of local residents and create opportunities for more people to live in this increasingly attractive part of the City.”


