



______________________________________________________________

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING & PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR HOUSING SERVICES 

On 1st March 2007 
______________________________________________________________

TITLE:  Acquisition of land adjacent to BT Telephone Exchange, Bury New Road, Salford 7

______________________________________________________________

RECOMMENDATIONS:  That Lead Member for Housing Services approves:-

a) the payment of agreed compensation due for the acquisition of land adjacent to BT Telephone Exchange, Bury New Road, Salford subject to the provisionally agreed terms and conditions. 

b) that the Strategic Director for Customer & Support Services be instructed to complete the legal formalities.

_____________________________________________________________

EXECUTIVE SUMMARY: The report details the reason for this acquisition together with the provisionally agreed terms and conditions

______________________________________________________________

BACKGROUND DOCUMENTS: Report and Valuation.

______________________________________________________________

ASSESSMENT OF RISK:  Low.  ______________________________________________________________

SOURCE OF FUNDING:   Housing Market Renewal Fund ______________________________________________________________

LEGAL IMPLICATIONS:  None  
______________________________________________________________

FINANCIAL IMPLICATIONS:  Provision for this acquisition was made within the 2006/07 Private Sector Housing Capital Programme with funding from Housing Market Renewal Fund resources. 


COMMUNICATION IMPLICATIONS: There are no communication issues associated with this report.


VALUE FOR MONEY IMPLICATIONS: The purchase price represents the open market value of the land.


CLIENT IMPLICATIONS: The land is to be incorporated within the proposed redevelopment works being undertaken within the Higher Broughton Regeneration Area.


CLIENT OFFICER: Neil Mawson – 778 0993

PROPERTY:  The site is currently secured with steel palisade fencing. 

______________________________________________________________

HUMAN RESOURCES: N/A


CONTACT OFFICER: John Nugent (Urban Vision Partnership Ltd)

                                     Tel: 0161-779-6072

______________________________________________________________

WARD(S) TO WHICH REPORT RELATE(S): Higher Broughton

______________________________________________________________

KEY COUNCIL POLICIES: Regeneration

______________________________________________________________

DETAILS:

1.0 Introduction

1.1    The land amounting to 1,100m2 was included in the Higher Broughton Regeneration Area No. 1 CPO and vested in the City Council on 13th December 2004. 

1.2 Negotiations have been ongoing with the owner of the land to agree the quantum of compensation and terms have recently been provisionally agreed.

2.0 Details

2.1
Terms and conditions have been agreed for the acquisition as follows:

Description:     
Land between BT Telephone Exchange and Broughton Library, Bury New Road, Salford amounting to 1,100m2.


Vendor:    

British Telecom plc


Tenure:

Freehold

Compensation:
£315,000 (three hundred and fifteen thousand pounds), plus statutory interest payable from the Vesting date of 13th December 2004.


Possession:

Possession taken from Vesting date.


Costs:

The City Council to bear the Vendor’s reasonable Legal Costs   

                                

and Surveyor’s fees


     It is intended to complete the compensation payment before the 31st March 2007.

3.0
Recommendations

3.1 That Lead Member for Housing Services approves:-
a).the payment of agreed compensation due for the acquisition of land adjacent to BT Telephone Exchange, Bury New Road, Salford subject to the provisionally agreed terms and conditions. 


b).that the Strategic Director for Customer & Support Services be instructed to complete the legal formalities.
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PROPERTY & DEVELOPMENT


REPORT & VALUATION

HIGHER BROUGHTON REGENERATION AREA NO 1



LAND ADJACENT TO TELEPHONE EXCHANGE, BURY NEW ROAD, S7


OWNER: BRITISH TELECOM (TELEREAL SECURITISED PROPERTY TRUSTEE LTD)


Background


The site comprises an 1100m2 (0.248 acres) site with frontage onto Bury New Road, situated between the existing telephone exchange and Broughton Library and ownership Vested in the Council following execution of a GVD in December 2004. The land was a strategic acquisition by BT for possible expansion of their adjoining exchange and comprises a rectangular plot of raised/mounded land surrounded by brick boundary wall and palisade fencing.


It is understood there are no cables/equipment/ducting on the site. The land is partly grassed over and has trees and overgrown vegetation around the boundaries. There is no direct access to the site from Bury New Road but there is an existing vehicular access to the site from Rigby Street via double steel gates. The difference in levels would suggest some backfilling of the site following demolition of previous Victorian residential property fronting Bury New Road. There is a covenant in the title from an 1868 conveyance to build and keep in good repair a substantial dwellinghouse on the site. 


The land would provide a suitable building plot subject to planning consent for, say, a block of low rise apartments accessed from Rigby Street. No planning consent has been sought although the landowner could seek a Section 17 Certificate to clarify the density of any development, with the associated costs of submitting the application recoverable from the Council. The frontage onto Bury New Road may make the site attractive to developers but the proximity of the adjoining telephone exchange is a negative factor as the building is in an elevated position and close to the site boundary. The boundary fencing between the two sites is unsightly.


Valuation:


After discussions with Development Control on the acceptable density of development on the site, a scheme of 15 one and two bed units over 3 floors, comprising 15,765 sq ft gross/13,400 sq ft net sales area, has been agreed between the parties for the purposes of assessing the site value.


Development Appraisal


Assuming 15 units over 3 floors on the above basis, with 20% developers profit on costs, the site value equates to £290,000.


After making adjustments to reflect potential variation in build costs and fees, sensitivity analysis suggests a site value within the range of £290,000 and £350,000. After receipt of evidence to support higher build costs than used in initial appraisal, a site value of £315,000 is considered reasonable.  


Cross check with Land Value:


A site value of £315,000 equates to £1.27 million per acre. Settlement at this figure compares favourable with the land values agreed on other development sites within the Higher Broughton Regeneration Area, which have ranged between £0.63 million per acre and £1.94 million per acre.


Cross check with Plot Value:


A site value of £315,000 equates to £21,000 per plot, which compares favourable with comparable schemes elsewhere in the City with plot values of £10,000 to £15,000 per bedspace or £20,000 to £30,000 per unit for comparable schemes.


Recommendation


Compensation of £315,000, based on development value, is considered a reasonable settlement. Statutory interest is also payable from the date of possession. 
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