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Part 1: Open to the Public – Item No.

REPORT OF THE STRATEGIC DIRECTOR PLACE

TO THE CITY MAYOR’S REGENERATION BRIEFING - 27 April 2020

Decision – 11 May 2020

TITLE: DISPOSAL OF LAND AT VICARS HALL LANE, BOOTHSTOWN

RECOMMENDATIONS:

The City Mayor is recommended to:

1. Note the outcome of the advertising of the intention to dispose of an area of 
public open space at Vicars Hall Lane, Boothstown under Section 122(1) of 
the Local Government Act 1972.

2. Approve the disposal of land at Vicars Hall Lane, Boothstown, subject to any 
minor variations in the Premium for the reasons set out in the report. 

3. Approve the transfer of the Access Strip adjacent to the land from Peel to the 
Council, subject to any minor variations in the Premium for the reasons set out 
in the report, and approval to the onward sale of that Access Strip from the 
Council to Bellway. 

4. Authorise the Shared Legal Service to negotiate, agree and complete the 
necessary documentation and the taking of all steps which are expedient to 
give effect to the above recommendation.

EXECUTIVE SUMMARY:

A briefing previously submitted to the City Mayor on 13th February 2017 authorised 
continuation of discussions with Peel Land & Property Limited regarding the potential 
sale of part of the Council’s landholding adjacent to Vicars Hall Lane in tandem with 
Peel’s sale of adjacent land south of Highclove Lane.

Peel previously secured outline planning consent for residential development of their 
Phase 2A development site and, with the Council’s agreement, a smaller adjacent plot 
forming part of the Council’s land ownership to the south of Highclove Lane, as a 
potential Phase 2B development site. The extent and location of the Phase 2A and 
Phase B sites is shown on the appended site layout plan.
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Peel have completed the sale of their Phase 2A development site to Bellway Homes 
Limited, who have subsequently secured reserved matters consent for 107 residential 
units and are on site building out the consented units.  

Terms have now been provisionally agreed with Bellway Homes Limited for the sale of 
the freehold interest in the Council’s Phase 2B land and with Peel Land & Property 
Limited for reimbursement of their planning and site enabling costs associated with 
providing a serviced development plot. 

The gross capital receipt of £705,500 payable by Bellway Homes Limited takes 
account of fully policy compliant planning obligations and affordable housing provision, 
as well as abnormal development cost deductions associated with site remediation due 
to the historic use of the site. The land value is in line with benchmark land values for 
residential development. After deductions the net receipt to the Council will amount to 
£376,254, subject to any variation in actual planning obligation liabilities or outstanding 
enabling costs once known.   

The Phase 2B land has previously been advertised as a potential disposal of public 
open space, with no formal objections having been received.

BACKGROUND DOCUMENTS: Not applicable

KEY DECISION: YES: Disposal of an asset for over £350,000

1.0 BACKGROUND

1.1 Peel Land & Property Limited sought and secured outline planning consent in 
2016 for land in their ownership south of Highclove Lane (Highclove Phase 2A; 
max.120 units). At the same time, in discussion with the Council, it was resolved 
that inclusion of a small area of Council land would be beneficial to the layout of 
the proposed development and square-off the development site boundaries. 
Peel sought and secured outline planning consent for the Council land at their 
cost (Highclove Phase 2B; max.12 units). 

1.2 The remainder of the Council’s land to the south and adjacent to the Bridgewater 
Canal comprises an area of informal open space, the site of a former sewage 
works that is overgrown, unmaintained and largely inaccessible to public use. 
The land is allocated for new and improved recreation facilities in saved UDP 
policy R6/19, subject to funding being identified.

1.3 Peel have completed the sale of their Phase 2A development site to Bellway 
Homes Limited, who have subsequently secured reserved matters consent for 
107 residential units (including 21 affordable units) and are currently well 
progressed on site building out the consented units.  
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1.4 The potential disposal of public open space has previously been advertised 
without any representation received. Terms have now been provisionally agreed 
with Bellway Homes Limited for the sale of the freehold interest in the Council’s 
Phase 2B land, subject to securing full planning consent, and with Peel Land & 
Property Limited for reimbursement of their planning & enabling costs and 
transfer of an access strip along the site boundary to facilitate development.  

2.0     DETAILS

2.1 The intention to dispose of an area of public open space under Section 122(1) 
of the Local Government Act 1972 was publicised for two consecutive weeks 
in the Manchester Weekly News following Bellway’s initial expression of 
interest in acquiring the site. No representations were received in response to 
the public notices.

2.2 Bellway Homes Limited have reviewed the proposed unit mix for the Phase 2B 
site based on current sales evidence from Phase 2A and resolved that smaller 
3 bedroom units are more appropriate than the 12 No. 4 bedroom units 
originally proposed in the outline consent. On confirmation of agreement of 
terms they therefore propose submitting a full planning application for 16 No 3 
bedroom units, to include 2 No shared ownership and 2 No social rent units. 

2.3 Terms associated with the sale by the Council to Bellway Homes Limited have 
been provisionally agreed as follows:

Vendor: Salford City Council

Purchaser: Bellway Homes Limited

Description: Phase 2B land off Vicars Hall Lane, Boothstown shown 
edged red on the attached plan

Tenure: Freehold

Premium: £705,500 (Seven hundred and five thousand five hundred 
pounds), plus VAT 

Use: Residential

Costs: Purchaser to bear Council’s legal fees

Other: Any other standard conditions normally incorporated in a 
transaction of this nature (Note: discussions are ongoing 
with Bellway to seek to incorporate a clause in the sale 
contract to the effect that a Satisfactory Planning Consent 
will be one granted by Planning and Transportation 
Regulatory Panel and not one granted by the Secretary of 
State, but to date this is not agreed)



4

2.4 The sale will be conditional on planning approval and simultaneous completion 
of the transfer of the access strip from Peel Land & Property Limited. Bellway 
also have a requirement for a site compound to be located adjacent to the 
Phase 2B site, within the Council’s retained land, which will be agreed subject 
to satisfactory reinstatement and boundary treatment on completion of 
development. 

2.5 Peel Land & Property Limited have incurred planning costs in securing the 
Phase 2B outline consent as well as enabling costs in providing construction 
access and drainage connections to the development plot. In addition, some 
elements of planning contributions secured under the Phase 2A Section 106 
Agreement need to be apportioned to reflect the benefit to the Council’s Phase 
2B plot and a consideration needs to be paid for the value of the access strip 
that releases development of the Council’s land.

2.6 Terms associated with the sale of the access strip by Peel Land & Property to 
the Council for simultaneous transfer to Bellway Homes Limited have been 
provisionally agreed as follows:

Vendor: Peel Land & Property Limited

Purchaser: SCC with onward sale to Bellway Homes Limited

Description: Retained access strip adjacent to Phase 2B land off 
Vicars Hall Lane, Boothstown shown shaded green on the 
attached layout plan

Tenure: Freehold

Premium: £188,717 plus VAT (One hundred and eighty eight 
thousand seven hundred and seventeen pounds), plus 
planning & enabling costs of £133,629 plus VAT.

Use: Residential

Costs: Each party to bear their own legal costs

Other: Any other standard conditions normally incorporated in a 
transaction of this nature

2.7 The premium equates to the capital value of the access strip. In addition, 
apportioned planning & enabling costs incurred by the Vendor to date are to 
be reimbursed on a pro rata basis on completion, equating to £21,666 for 
planning costs, £54,953 for site enabling works and £57,010 for planning 
obligation contributions. The Vendor has opted to tax on the land to be sold so 
the land transaction will be subject to VAT, which will be recoverable by the 
Council from HMRC. SDLT will be payable on the land transaction in the sum 
of £6,900.   
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2.8 As two elements of the planning obligation contributions have yet to be 
completed by Peel best cost estimates have been utilised where necessary 
and the final costs sum may be subject to further adjustment up or down as 
actual costs incurred for pedestrian crossing works and shuttle bus provision 
are finalised. Planning and enabling costs shown are exclusive of VAT. The 
land transaction will involve a simultaneous transfer to Bellway Homes Limited 
on completion. 

2.9 The net capital receipt to the Council will amount to £376,254, subject to any 
adjustment for variation in Bellway’s planning obligation liabilities or Peel’s 
enabling costs for outstanding works. To enable the Council to recover the 
VAT element payable on the Peel land transaction and planning & enabling 
costs the Council will need to opt to tax on the land transaction with Bellway. 

KEY COUNCIL POLICIES: 

Council’s capital receipt programme, Regeneration, Housing

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS: Not applicable

ASSESSMENT OF RISK: Not applicable

LEGAL IMPLICATIONS Supplied by: 
Michelle Brice – Shared Legal Service

There are no legal comments arising from the report.

FINANCIAL IMPLICATIONS Supplied by: Alex Archer, Finance Manager x0498
.
The net capital receipt to the Council will amount to £376,254, subject to any 
adjustment for variation in Bellway’s planning obligation liabilities or Peel’s enabling 
costs for outstanding works. To enable the Council to protect its partial exemption 
position and recover the VAT element payable on the Peel land transaction and 
planning & enabling costs the Council is invoiced for, the Council will need to opt to 
tax on the land transaction with Bellway.
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PROCUREMENT IMPLICATIONS Supplied by: Not applicable

HR IMPLICATIONS Supplied by: Not applicable

MEMBER COMMENTS: None received to date.

CLIMATE CHANGE IMPLICATIONS Supplied by: Mike Hemingway x3209

SUDs tree pits have been incorporated in the Phase 2A development and a further 
six will be provided within Phase 2B.

OTHER DIRECTORATES CONSULTED: None

CONTACT OFFICER: John Nugent TEL NO: 779 6072

WARDS TO WHICH REPORT RELATES: Boothstown and Ellenbrook


