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EXECUTIVE SUMMARY

1. Introduction
1.1 This report summarises the work undertaken by GVA Grimley to make an objective assessment of two short-listed sites for the location of new offices for Craven District Council.

1.2 The sites in question are the ‘Gargrave Road’ site and the ‘South Skipton’ site.  By assessing the suitability of each site against set criteria, the report will identify which currently secures the long-term future for the council offices at a minimum cost to the public purse.

2.
deliverability Matrix

The following table illustrates the comparative performance of each site against the major, underlying 

issues facing the council offices relocation: 

	Assessment Criteria

(Score: ( or X’s)
	Gargrave Road
	South 

Skipton
	Comments

	Site Availability 
	(
	(
	Craven District Council owns the Gargrave Road site and outline planning permission has been achieved (subject to section 106 agreement).  Pearson Developments Ltd own the South Skipton site, and are keen to develop a mixed use employment site with offices included and may wish to negotiate a deal with Craven District Council.

	Cost (land)
	(
	X
	Because the Council owns the land at Gargrave Road there would be no requirement to pay for more land before the office development project begins. The council aspire to own the site of their new offices so would have to purchase land from Pearson Developments Ltd on the South Skipton site.  There is the possibility that Craven District Council would be in a weak negotiating position in accordance with s7.40.

	Construction Cost
	(
	(
	Assuming a consistent specification for both sites, the cost of constructing the office building should remain constant.  Both sites have abnormal costs associated with them; however, more detailed knowledge exists of the abnormal costs for the Gargrave Road site and therefore puts this site in a stronger position.

	Ability to meet specification
	(
	(
	Both sites have the potential to deliver the specification of the new CDC offices although that would largely depend on further negotiations with the respective parties. However, a greater degree of work has been carried out for the Gargrave Road site.

	Site Condition
	(
	X
	The South Skipton site has greater risk issues regarding site conditions such as foul outfall and flood risk due to their unknown factors.  Although the Gargrave Road site has certain ground condition issues, these have been ascertained with schemes approved for through the planning process.   

	Planning Certainty Programme
	(
	X
	The planning process for the Gargrave Road site is at a highly advanced stage following a ? month application period .  Planning consent for the South Skipton site is uncertain because of the site conditions and the planning process has not yet formally begun. The South Skipton site is also a departure from the current Local Plan.

	Fundability
	(
	X
	The Gargrave Road site fits better with the ‘Skipton Developments’ programme in terms of timetables, which is intended to fund the Council Offices.  See s7.29.

	Risk
	(
	X
	There is far more uncertainty surrounding the South Skipton site and this presents a considerable risk to the quality and cost of the scheme.  These risks are unlikely to be fully resolved for at least 6 months.


3.
CONCLUSIONS

The Deliverability Matrix in s.2 clearly indicates the Gargarve Road site is currently a far more attractive proposition in terms of the council offices relocation.

3.1
The Gargrave Road site is likely to be granted outline planning consent and is now only subject to a section 106 agreement on the outline permission, with much of the uncertainty that applies to the South Skipton site no longer applying in the case of Gargrave Road.

3.2
The higher certainty of the Gargrave Road site fits better with the Skipton Developments Strategic Partner procurement process and allows the selection process to continue with the Council’s offices remaining as an integral part of the development package. The South Skipton site would both slow down and create doubt over the Strategic Partner procurement process; or alternatively continue without the inclusion of the Council’s offices.

3.3
Whilst the Gargrave Road site has a limited number of unknown factors at this stage, the South Skipton site has a series of underlying risks because of the level of uncertainty.  Considerable funds would be required to investigate the site conditions with the possibility of these becoming abortive costs if the conditions are deemed to be prohibitive.  Additionally, due to the uncertainty over ground conditions there is some doubt over whether planning consent could be attained.

3.4
As Craven District Council already owns the Gargrave Road site, their negotiation stance with Skipton Building Society is far stronger than it would be negotiating with Pearson Developments Ltd.  

2. Recommendations

2.1 Unless the route is decided upon for the relocation of the council offices, the Granville Street site will not benefit from an uplift in value before the ‘Skipton Developments’ process commences, undermining the potential benefit that site could bring.  It is therefore recommended that a decision is made prior to the end of June 2007.

2.2 The recommendation is for Craven District Council to discount the South Skipton site as an option and to proceed with the Gargrave Road site as the location for their Council Offices.  
REPORT
3. Background
3.1 Craven District Council’s existing offices on Granville Street are coming to the end of their building lifespan.  

3.2 Following a Full Council Meeting (CL.232) on the 5th April 2005 regarding the ‘Location of Council Services in Skipton – Update’, it was decided that as a replacement for the Granville Street offices, a ‘mini-joint services centre’ would be located in Skipton Town Hall with the majority of Craven District Council services located on an edge-of-town site.

3.3 An assessment based around site visits and evaluation against set criteria was carried out by the Director of Environmental and Planning Services in April/May 2005. 

3.4 That study was presented to the Forward Planning & Emergency Committee (FPU.9) on the 23rd May 2005 and it was decided that the Gargrave Road site and South Skipton site should be further investigated as preferred locations.
3.5 In October 2006, Skipton Building Society (SBS) submitted a planning application for development of the Gargrave Road site which would provide both SBS and Craven District Council with suitable purpose built offices.     
3.6 Following a report to Full Council (PER.561) regarding the Skipton Developments Prospectus on the 19th December 2006, it was resolved “that the Gargrave Road site, is confirmed as the preferred location for replacement offices for Craven District Council”. 

3.7 Government Office for Yorkshire and the Humber confirmed in writing on the 2nd April 2007 that they would not be ‘calling in’ the planning application.  Subsequently, Skipton Building Society is confident of success in gaining consent as the outline application is now just subject to the Section 106 agreement.  It is known that Skipton Building Society are undertaking detailed work in order to submit an application for Reserved matters at the earliest opportunity. 

3.8 A definitive judgement is now required as to which site is most suitable for the relocation of the council offices, in order that the relocation can proceed forthwith.

3.9 The new council offices will be delivered through ‘Skipton Developments’.  ‘Skipton Developments’ was set up by Craven District Council following the launch of the ‘Skipton Renaissance’ in 2003.  The aim of ‘Skipton Developments’ is to select a strategic development partner with the aspiration of providing innovative solutions for 4 development sites, 5 if the Council offices is included.  

3.10 The use of the existing council offices site for residential development on Granville Street is a key to the viability of ‘Skipton Developments’.  

4. Specification/Requirement

4.1 The following criteria have been identified as the primary requirements for a new council offices development:

4.2 The new building/site must be owned by Craven District Council.

4.3 The mechanism through which the offices are delivered must be affordable – through ‘Skipton Developments’.

4.4 Consideration should be given to a possible joint relocation with North Yorkshire County Council

4.5 A brief specification of the proposed CDC office building is as follows:

· The building should provide a floor area of 35,000sqft;

· An additional 6,000sqft has been requested by North Yorkshire County Council to accommodate between 70 and 80 NYCC staff;

· CDC require a high quality office building that is fully DDA compliant and with significant sustainable design measures included;  
· As a minimum the building should have raised floors, suspended ceilings and have an open plan/high level of flexible floor space;  
· The civic function facilities should be serviceable as a stand alone facility to allow access outside normal office hours;

· The working environment should be one of comfort for the staff e.g. cool in the summer and warm in the winter and through energy efficient means if possible;

· A building will be required where its long term maintenance costs are as minimal as feasibly possible.

5. Options Appraisal


Gargrave Road Site


Site Description

5.1 The 2.8 hectare site is located on Gargrave Road and is approximately 1.5 km northwest of Skipton town centre.  

5.2 Access to Gargrave Road is achieved either from Water Street (B6265), also providing access into Skipton town centre or the Gargrave Road roundabout, which connects to the major A roads of; A65, A59 and A629.    


Site Conditions

5.3 The site is currently a Greenfield site that slopes down from the north western corner both towards the front of the site and to the eastern boundary with the boundaries of the gardens at Aireville Grange. 

5.4 There are mature trees along the frontage of the site and along the western and eastern field edges.  There is a small stone building on the northern boundary. 


Ownership

5.5 The site is owned by Craven District Council and the Council confirmed, in December 2006, this site as the preferred location for its offices.


Planning Status

5.6 Skipton Building Society submitted an outline application (No.65/2006/6810) on 9th October 2006.  The outline application was for the erection of 12,541sqm (135,000sqft) B1 office buildings with ancillary car parking facilities and associated landscaping works.  

5.7 A number of studies and impact assessments have been carried out as an integral part of the outline planning application made for the Gargrave Road site e.g. Landscape and Arboricultural Assessments, Ecology report, Road Safety Audit and Traffic Impact Assessment, which took a significant amount of time, external expertise and cost to undertake all of which have now established an acceptable position in terms of developing on the site.  

5.8 An illustrative layout was provided with the application and this showed two linked buildings to be occupied by Homeloan Management Limited (HML), a subsidiary company owned by SBS, together with a third building to be occupied by Craven District Council (CDC) as their primary offices and Council Chamber.  The HML building would accommodate approximately 9,289sqm (99,986sqft) comprising one block of four storeys, with the linked section in three storeys, with 310 car parking spaces provided.  The CDC accommodation would provide 3,252sqm (35,004sqft) comprising a three storey building with 108 car parking spaces. 

5.9 In determining the planning application for the site regard was given to the Development Plan. The Development Plan for the area comprises; the Regional Spatial Strategy (RSS) for Yorkshire and the Humber (issued December 2004), North Yorkshire County Structure Plan (adopted 1995) and Craven District Local Plan (adopted July 1999).  

5.10 The application was a departure from the adopted Local Plan as the Gargrave Road site is a Greenfield site that is outside the development limits of Skipton Town, therefore the outline consent was referred for determination by Government Office.  Government Office has confirmed that they will not be ‘calling in’ the application.  

5.11 The principle of use has now been established through the granting of the outline consent and as such removes a major element of the planning risk; subject to determining the layout and appearance etc. 

5.12 In addition, it should be noted that we have been informed that the Gargrave Road site has been put forward for allocation for employment use in the emerging Local Development Framework Allocations Document, due for consultation this summer.  


Value

5.13 Outline planning permission is likely to be granted, subject to the Section 106 agreement, for the Gargrave Road site which mitigates some of the planning risk as established above.  Through mitigating the planning risk SBS received the reassurance they required to make a firm offer to purchase the site.

5.14 The site area has been calculated as 5.595 acres of net useable land, with the site being apportioned as follows:

· 4.031 acres allocated to SBS and; 

· 1.564 acres to CDC.

5.15 The ownership of common areas are still to be determined although part of the land will be required for the construction of the site access roundabout, SBS are proposing this becomes an adopted highway.

5.16 SBS will progress plans for the development of HML’s offices and possibly CDC’s building and intend to have informal discussions with Planning Officers at an early stage to ensure they are happy in principle with the style of the buildings proposed.  An application from SBS for reserved matters will be made as soon as is reasonably possible to ensure their construction programme can be achieved.  

5.17 SBS has offered to construct CDC offices to a pre-agreed specification with the offices constructed to a shell finish only, precise definition of shell finish still to be agreed. The internal fit out and services for the CDC building would need to be procured by CDC as part of the Skipton Developments contract.  This offer is the subject of a separate discussion to be held between the Council and SBS. 


Funding
5.18 The council offices relocation is to be funded through the ‘Skipton Developments’ funding programme.  The major source of income for the programme is the capital receipt from the proposed residential sites on Horse Close and Granville Street.  

SOUTH SKIPTON SITE


Site Description 

5.19 The 20.2 hectare site is located to the northeast of Skipton Bypass (A629) between Ings Lane to the north and Carleton Road to the south.  The site can be accessed directly from Carleton Road and/or the by-pass and is approximately 1km from Skipton Town Centre and the existing council offices on Granville Street.  The site is also adjacent to Waltonwrays Cemetery and Crematorium.


Site Conditions
5.20 The site is predominantly clear (other than low lying vegetation) and flat but is bound by mature trees lining the cemetery walls.  The site is partially within a flood risk area (1:100).


Ownership
5.21 Pearson Developments Ltd own the Freehold of this site.  They intend to develop the site for mixed-use employment and will commence pre-planning application discussions with Craven District Council Planning Control in May 07.  The fact that Craven District Council does not own the land is a major limiting factor in terms of controlling the development of their offices.  

Planning Status
5.22 Local Development Plan – The site lies outside of the defined development boundary in the Local Development Plan and is unallocated in the open countryside (i.e. is a Greenfield site).
5.23 The Local Development Framework (LDF) process is ongoing.  The Local Development Scheme was submitted to the Government Office for Yorkshire and the Humber at the end of March 2007 and consultation is due on the Draft Core Strategy in the summer of 2007.

Planning Appraisal
5.24 The development of council offices on this site would comprise a departure to the approved development plan as it would involve the development of a Greenfield site in an out-of-town location. 
5.25 It is acknowledged that part of the site is within the floodplain.  An Environmental Impact Assessment may be required along with detailed negotiations with the Environment Agency.  Planning controls on such sites have become more stringent following the introduction of Planning Policy Statement 25 on Flood Risk (PPS 25).

5.26 As the site falls within an area of high flood risk and a Special Landscape Area there is some doubt as to whether the Environment Agency would sanction development on this site.    

5.27 A Transport Impact Assessment could also be required to assess the full impact of this site on the local transport infrastructure.  
5.28 The Council has previously made a commitment to support the bringing of this site forward ahead of LDF, however, even if this process were to begin immediately it will feasibly take a minimum of six months (to November 07) to bring a planning application in front of a Planning Committee.  The application would then have to be referred to Government Office for determination adding at least an additional month before a decision by Government Office as to whether the application would be “called in”. If Government Office were to decide to “call-in” the application it could take up to 3 years before a decision on the planning application is reached.
5.29 This amount of planning uncertainty would either make it difficult for the Skipton Developments Strategic Partner selection process or the Council Offices element would have to be removed from the Skipton Development package altogether. This is due to the need for potential development partners to know exactly what the package consists of once they enter the detailed stages of the procurement process, which will be mid July 07, in accordance with the procurement rules.

Value
5.30 We are unable to provide an estimate of value for this site as it is fully dependant on whether planning consent is granted and then it’s composition in terms of use and density. However, some valuation advice has provided a guide of £100,000 per acre in its current state. If a developer was to gain planning consent for this site, that value is likely to increase depending on the use/uses.  

5.31 In terms of developing the site, it is likely that there will be significant ‘abnormal’ costs.  We are aware that due to the topography of the site, there is a serious cost implication regarding the foul sewerage.  The site is largely flat and as such does not have a natural fall for the removal of foul waste.  That waste would probably need to be pumped off-site, the cost of which is likely to be considerable over such a large site.

5.32 As previously discussed, there is also the issue of vehicular access to the site.  Any significant development on this site would require direct access from the bypass (A629) because the local minor roads would not be able to cope with the increased traffic flow.  The cost of an access off the bypass is also likely to be sizable. 

5.33 To our knowledge no specific studies or investigations have been undertaken to assess the feasibility of this site.  We have no detailed knowledge of ground conditions or what the results of a Transport Impact Assessment or Environmental Impact Assessment might uncover.  Further pursuit of this option may result in significant abortive costs should site investigations/studies uncover significant problems over and above what has been mentioned.


Funding  

5.34 The site is not in the ownership of Craven District Council.  As such, the Council faces a significant capital outlay in order to purchase part, or all of the site and that is only if the current owners, Pearson Developments Limited, are willing to sell.
5.35 It is our view that Pearson Developments Limited is unlikely to sell any part of their site to Craven District Council.  Rather they will wish to rent an office facility to the Council on a long term lease agreement and then sell their interest as an investment.  In that way, they are likely to harness more value from a deal with the council than in a straightforward freehold sale.
5.36 Conversely, Pearson Developments Ltd, if willing to, may take an approach where they construct a purpose built office building for the Council and then sell it to the Council at a pro-rata rate of total site development costs.  However, the abnormal costs that are likely to be incurred on this site may make any such proposal prohibitive to the Council.

5.37 The Council office relocation is to be funded through the ‘Skipton Developments’ programme.  The major source of income for the programme is the capital receipt from the proposed residential sites on Horse Close and Granville Street.
5.38 A payment to Pearson Developments Ltd for any land/buildings would be dependant on the receipt from the Horse Close site.  Any delays incurred with that site would then adversely affect the delivery of the council offices.  
5.39 A relocation of the Craven District Council offices to this site is largely dependant on what approach the current owners wish to take.  Even if they are willing to sell the whole site, with or without planning consent, the Council would not be able to afford the asking price, notwithstanding the cost of actually developing the site and building their offices.  A purchase of a smaller portion of land is clearly dependant on whether Pearson Developments Ltd is willing to sell on that basis.  If they are willing to sell, the sale price will be subject to negotiation between the parties.
5.40 Unfortunately, there is a distinct possibility that Craven District Council’s negotiation stance would be weakened by Pearson Developments Ltd’s knowledge that the Granville Street site is crucial to the viability of ‘Skipton Developments’.  That information may significantly affect the Council’s ability to negotiate a competitive price for land on the South Skipton site.
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