	Part 1
	ITEM NO.



REPORT OF THE MANAGING DIRECTOR, URBAN VISION PARTNERSHIP LTD



TO THE LEAD MEMBER FOR PLANNING SERVICES ON 11 SEPTEMBER 2006


TITLE  PROPOSED SALE BY AUCTION OF OAKWOOD SPECIAL SCHOOL, PARK LANE, SALFORD


RECOMMENDATIONS :


That Lead Member 

1 Is asked to approve the sale of this property by auction for residential redevelopment.

2  Instructs the Director of Corporate Services to complete the legal formalities once a sale has been achieved.

3 Approves an auction reserve price of £1.5 million.


EXECUTIVE SUMMARY :

1. This property is in poor condition, is surplus to Council requirements and is situated in a predominantly residential area backing on to Lightoaks Park.

2. The report sets out proposals for the site in more detail. 


BACKGROUND DOCUMENTS :  None.

 

ASSESSMENT OF RISK:          Medium




	


SOURCE OF FUNDING:
None required        



	


COMMENTS OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES (or his representative):       Not required

1 LEGAL IMPLICATIONS


Title -  David Egerton                                                               

 2 FINANCIAL IMPLICATIONS                      A significant capital receipt will be available to 

                                                                       the Council

3 PROPERTY                                                The report deals with the property

                                                                       implications.

CONTACT OFFICER                                     Richard Toole 0161 779 6089    


WARD(S) TO WHICH REPORT RELATE(S):
Claremont


KEY COUNCIL POLICIES      None


1.0 
PURPOSE

1.1 
To seek Lead Member approval to the sale by auction of the former Oakwood Special School for residential purposes 

2.0 
BACKGROUND

2.1 
The former Oakwood Special School is being used on a temporary basis by the Beis Yakkov girls school until  23rd August 2006 when it is due to be vacated and declared surplus.

2.2. 
The capital receipt from disposal is intended to be used to assist in the provision of a new school in the Weaste/Seedley/Langworthy area.

2.3  
This 2.4 acre site is unallocated in the UDP and Planning Department views are that it should be classified as “previously developed land” where redevelopment is considered acceptable in principle. The site is considered a sensitive one adjoining the Radcliffe Park Road conservation area and Lightoaks Park. The site is considered more suitable for high quality family housing than an apartment development and a planning brief reflecting this and the general principles required of any development, will be made available to interested purchasers. An affordable housing provision  will be included in the brief and several mature trees around the perimeter of the site will be retained

2.4 
The existing school buildings are in a poor state of repair and plans are in hand for demolition to take place as soon as possible after vacation to save on security costs and prevent vandalism. 

2.5  
Extensive consultations have taken place with Lead Member for Children’s Services and other involved parties prior to the preparation of this report and support has been given to the release of the site for alternative uses. However there may be some opposition to a sale by local ward councillors who have discussed their thoughts on the future use of the site with the Lead Member for Education.

2.6 
The site will be sold by auction with the benefit of a detailed planning brief to guide intending purchasers on the type of scheme which will be permitted. The purchaser will be required to commence the new development within 1 year of purchase and to complete the development within 3 years of purchase.

2.7  
In view of the comments in 2.3 and 2.5 above it is considered desirable to seek Lead Member support prior to any marketing of the site.

3.0
 RECOMMENDATION
Lead Member is asked to approve

a. The sale of this site by auction for residential redevelopment.

b. The Director of Corporate Services to complete the legal formalities once a sale has been achieved. 

c. Approve the auction reserve price of £1.5 million  

4.0
 CONCLUSION
.

4.1
The proposal will bring a surplus asset forward for disposal, achieve a significant capital receipt for the Council and enable other educational needs in the area to be met.

Bill Taylor

Managing Director, Urban Vision Partnership Ltd
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Former Oakwood School Planning Brief


1.0 Introduction


1.1 This brief provides guidance for the redevelopment of the former Oakwood school site on Park Lane in the Claremont ward of the city. 


1.2 The brief identifies a number of planning considerations that prospective developers will be required to satisfactorily address as part of the development of the site. It should be read together with the council’s recently adopted Unitary Development Plan and other recently approved and emerging supplementary planning policy documents that form part of Salford’s Local Development Framework (LDF). There various documents can be viewed on Salford City Council’s website: http://www.salford.gov.uk/plan-policies  


2.0 Location and Context


2.1 The site is located in a primarily residential area. It lies approximately 500 metres from Irlams O’Th Height Neighbourhood Centre on Bolton Road which is well served by a number of bus services providing routes into both Swinton town centre, Manchester city centre and the surrounding locale. The area is also a short drive from the national motorway network. 


2.2 The site currently comprises of a number of school buildings and associated areas of hardstanding. The site was formerly home to the Oakwood Special School and up until August 2006 the buildings were being used on a temporary basis by the Beis Yakkov Girls School. The site is now vacant and has been declared surplus to requirements by the city council.  


2.3 The development site consists of approximately 0.92ha of previously developed land. The site is bounded to the south and west by Lightoaks Park, and to the north and west by mature residential properties on Park Lane and Radcliffe Park Road, with properties to the north forming part of the Radcliffe Park Conservation Area (see attached plans). 


2.4 A summary table of relevant policies together with web links to the corresponding documents is also provided in Appendix ‘x’. 


3.0 Policy Context


3.1 The site is unallocated in the Adopted City of Salford Unitary Development Plan but there are various general policies within the Plan and also policies within recently approved and emerging supplementary planning documents that will have a particular bearing on the site’s redevelopment. 


3.2 Those supplementary planning documents of particular relevance to redevelopment of the site include the Salford Greenspace Strategy Supplementary Planning Document  (SPD) and the Design and Crime SPD, both adopted in July 2006 and the emerging Housing SPD which was published for consultation purposes in May 2006 and currently has an anticipated date of November 2006. 


3.3 Note that for full details of the policies made reference to below, the relevant documents should be consulted.    


4.0 Appropriate Development 


4.1 Housing development in the form of predominantly large family dwellings is considered to be the most appropriate form of redevelopment. Family dwellings will contribute to the diversification of the range of dwellings available in the local area and the city as a whole, and help to retain and/or increase the number of families living within the city. 


4.2 It should be noted that the site’s sensitive location immediately adjoining Radcliffe Park Road Conservation Area and Lightoaks Park will require any development to be of a high design quality which is both in keeping and helps enhance the character of the local area.  


5.0 Density, mix and type of dwelling


5.1 Any residential development must satisfy the criteria set out in Policy H1 (Provision of New Housing Development) of the UDP. Property developers should be particularly aware of criterion 1. of this policy, which requires that any new residential development contributes towards a balanced mix of dwellings within the local area in terms of size, type, tenure and affordability.     


5.2 In this particular instance, the city council is seeking a form of development that incorporates a high proportion of family dwellings. Developers will therefore be required to ensure that at least 90% of all dwellings promoted on this site are houses and that at least 75% of these houses have at least 3 bedrooms.    


5.3 Developers should also adhere to the national planning guidance given for acceptable densities. This can be found in paragraph 58 of Planning Policy Guidance Note 3: Housing (PPG3) which states that density should usually be between 30 and 50 dwellings per hectare (this concept is embraced by UDP Policy H1). 


6.0 Affordable Housing


6.1 The city council’s Affordable Housing Needs Assessment (April 2006) indicates a growing need for additional affordable housing provision within the city. Developers will therefore be required to ensure that at least 20% of the dwellings provided as part of the development are affordable. This will ensure that the development complies with Policy H4 of the Adopted UDP. 


6.2 For further guidance on the precise form of affordable housing provision prospective developers should contact Matt Doherty in Spatial Planning by telephoning 0161 793 3666. 


7.0 Design 


7.1 In view of the site’s sensitive location immediately adjoining a Conservation Area and a public park, any development must be of a high design quality. Developers should have full regard to design policies incorporated into Chapter 6 of the Adopted City of Salford Unitary Development Plan and any scheme submitted for planning permission should be accompanied by a carefully considered and well researched Design Statement (see Policy DES 11 of the UDP for the requirements in this regard). 


7.2 Any development should pay due regard to the site’s local context and should reflect the character of the immediately surrounding area, having regard to the requirements of UDP Policy DES1. Development should be predominantly 2 to 2.5 storeys in height and should not exceed three storeys unless this can be clearly and fully justified in the accompanying Design Statement.        


7.3 Use of high quality materials should create interest and diversity within an overall coherent design, which shows regard for existing adjacent properties. Any development will be required to preserve or enhance the character or appearance of the Radcliffe Park Conservation Area, which adjoins the north western boundary of the site. 


7.4 Regard must also be had to the Former Park Keepers House, which although not a listed building, is of local significance and is included on the Local List of Buildings, Structures and Features of Architectural, Archaeological or Historical Interest. Any proposed development should maintain an appropriate separation distance from the south eastern wall of the Park Keepers House and retain and preferably enhance the existing pedestrian access to the park between the development site and the Park Keepers House.          


8.0 Environment and Sustainability 


8.1 The city council is committed to promoting the conservation and sustainable use of natural resources and encourages developers to incorporate these principles in the use of construction materials. 


8.2 The development should aim to achieve a BREAM standard of at least VERY GOOD; and all residential units should be designed to ECO HOMES standards.  


9.0 Open Space Considerations 


9.1 Proposals should incorporate the principles of ‘Secured by Design’ and the city council’s Design and Crime Supplementary Planning Document. Any development must also be in accordance with UDP Policy DES10: Design and Crime. In particular, the scheme’s design should differentiate clearly between public and private areas, and   buildings should also be laid out so as to maximise opportunities for natural surveillance of the adjacent Lightoaks Park.  


9.2 Lightoaks Park is an established Neighbourhood Park, which includes Local Equipped Areas for Play (LEAP), Neighbourhood Equipped Areas for Play (NEAP) and Sports Pitch facilities. The park is also identified, in the Greenspace Strategy SPD, as a potential Local Semi-Natural Greenspace site. The design and layout of development on this site must respect the context of the park setting and provide visual enhancement through sympathetic and attractive design. UDP Policy DES4 provides guidance for ensuring development adjoining public space has a strong and positive relationship with that space.  


9.3 It should be noted that immediately adjacent to the south-east of the site there is also the new children’s equipped play area (the LEAP facility) – see attached plan. Policy GS4 of the Greenspace Strategy SPD, confirms a buffer zone of 30m should be maintained between a LEAP and the curtilage of the nearest residential property, to minimise any detrimental impact on the amenity of the residents. 


10.0 Open Space requirement associated with New Residential Development


10.1 The development of this site for residential purposes will require a contribution towards the provision and maintenance of formal and informal open space in accordance with UDP Policy H8.


10.2 The level of contribution will be calculated having regard to the standards set out in UDP Policy R2, which seek to deliver: 


· 0. 73ha of high quality managed sports pitches per 1000 population 


· 0.25ha of equipped children’s playspace per 1000 population

· 0.4ha of amenity space and informal open space provision per 1000 population

10.3 Developer contributions will be calculated having regard to the number of bedspaces provided within the development, where a one bedroom property provides 2 bedspaces, a 2 bedroom property 3 bedspaces, a 3 bedroom property 4 bedspaces and so on. For each bedspace provided the developer will be required to contribute £540 towards the provision and maintenance of open space.   


10.4 In this case, on-site provision would not be considered necessary due to the close proximity of Lightoaks Park. Instead a financial contribution equal to the above open space requirements would be appropriate, and could be directed towards improvements and enhancements for the Park. This would ensure the capacity of the Park will be sufficient to cater for needs of the new residents.


10.5 Part of the contribution could also be directed towards developing the Green Access Corridors linking this area of Claremont and Weaste with the wider greenspace network and ensuring access to the widest possible open space recreation possible – in particular, including Strategic Semi-Natural Greenspace for which this area is currently deficient (i.e. Slack Brook Country Park – which the site falls outside catchment for), and access to Buile Hill Park as the District Park for the area. 


10.6 For further information on open space contributions, prospective developers should contact Liz Dixon on: 0161 793 3659.   


11.0 Car Parking 


11.1 The city council does not impose a particular car parking standard for residential developments. However, paragraph 62 of PPG3 states that car parking provision that results, on average, “in developments with more than 1.5 off-street car parking spaces per dwelling are unlikely to reflect the Government's emphasis on securing sustainable residential environments”.


12.0 Access


12.1 In terms of access, at this early stage, it is the council’s opinion that a cross roads with Saxby Street would be the best solution in terms of site access, given the close proximity of New Barton Street. A single access would be sufficient so long as the estate road is not more than 250 metres in length.   


12.2 For further information on access arrangements, prospective develops should contact Maurice Kean on: 0161 779 4916.   
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