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2. INFORMATION
2.1. This site has previously been considered by the Executive in the review of its policy position concerning leisure facilities in Desborough. The relevant decisions are reproduced below:-  

Executive Committee 17th November 2010   Decision No. 10.EX.63

Asset management – The Hawthorns

RESOLVED that:-

(i)
the Hawthorns Leisure Centre be closed only when the new Desborough Leisure Centre is opened; and

(ii)
a development brief be produced for potential uses of the site that optimise the asset value and developer contributions for local community infrastructure.

	Executive Committee 16th November 2011  Decision No. 11.EX.53
Asset management – The Hawthorns

RESOLVED
that:-

(i)
the current policy position regarding the future of the Hawthorns Leisure Centre and its environs be maintained; and
(ii)
the Junior Football Team continue to use the facilities at the Desborough Leisure Centre until the new facilities are opened at The Grange and ready for use.




2.2. The Council now needs to determine a number of matters:-

· progressing the development brief for the site following the clear steer provided by Executive at previous meetings
· the preferred manner of site disposal 
· serving notice on the skate park operator to provide adequate time for them to consider relocation.
3.
THE DEVELOPMENT BRIEF AND SITE 

3.1. The Hawthorns is a site of 3.49 hectares (8.62 acres) in the freehold ownership of Kettering Borough Council. It has been used for leisure purposes which have been or are being relocated and improved to meet the needs of Desborough and area. It contains:
· one building in poor condition (the former leisure centre)
· one junior football pitch  - which is being re- provided at the new Desborough Leisure Centre with an adjacent extra pitch
· a multi use games area which is being provided at the new Desborough Leisure Centre, and

· an area of land within the site has been leased on a short term basis for a  privately managed skate park. (Three pieces of equipment for skate boarding and a BMX track have been provided at the new Desborough Leisure Centre.)  The lease for this has expired.  
A site plan of the Hawthorns is attached at Appendix A. 
3.2. The site has been included in the Strategic Housing Land Availability Assessment  (SHLAA), prepared by Roger Tym and Partners for the Joint Planning Unit, since February 2009, which in turn informs planning policy decisions. 

3.3.
The relevant planning policy document is the Site Specific Proposals Local Development Document, which will allocate land for housing, employment, retail, leisure and community facilities in the Borough, to deliver the strategy set out in the emerging North Northamptonshire Joint Core Strategy review (JCS). The preferred option is that the former Hawthorns Leisure Centre should provide approximately 100 of the 750 new dwellings still needed in Desborough.
3.4
Following the Executive decision on 17th November 2010, work has been undertaken to assess the development capacity of the site.  Some key headlines can be drawn out of the work done to date:-

a) Housing Development – the redevelopment of the site for residential use is acceptable in principle. The project could be a quick win in terms of housing delivery prior to the Sustainable Urban Extensions at Desborough North and Rothwell North coming forward.
b) Tailby Meadow – this Local Nature Reserve is next to the Hawthorns site and will need to be protected.  The continued involvement and input from the Wildlife Trust will be essential in bringing the site forward. 
c) Highways - Access and highway impacts will need further more detailed work to arrive at the right solution. 

3.5
The amount of development that could be accommodated on site and how this is to be laid out will be influenced by a number of elements including:
· Surrounding existing development and density.

· The impact on Tailby Meadow.

· On-site open space requirement.

· The capacity of access points
3.6
Given these constraints, between 105 and 122 dwellings could be accommodated on site.
3.7
Discussions have been held with the Wildlife Trust regarding the impact on Tailby Meadow, which is a sensitive designated wildlife site. A close working relationship with the Trust will be essential to delivering development at The Hawthorns. The amount of development, layout and design of the scheme and mitigation measures will need to be considered in more detail and this may significantly reduce the number of dwellings which can be built and/or limit the extent of the site which can accommodate development. Further discussions with the Trust are essential given that this is a key issue in bringing the site forward and one of the determining factors of the scale of the development.
3.8
Officers have also been in discussion with Sport England regarding the site and development requirements and some form of open site provision within the development will also be important.
3.9
With regard to highways, a further piece of technical work should be completed prior to the site being marketed. This would explore the suitability of potential access points, numbers that could be achieved off these (and therefore the site as a whole), the impact on local junctions and any other effects the development would have on the local network. 
3.10
Recent policy changes, including the introduction of the National Planning Policy Framework, will not significantly alter the main findings and thrust of the pre-application assessment.

3.11
The development will need to make a contribution to local facilities in Desborough, including the protection and enhancement of Tailby Meadow and these will necessarily be part of the S106 negotiations.
4.
THE CURRENT BUILDING 

4.1
The current building has been boarded up. Unless demolished it is likely to attract anti-social behaviour and attempted break ins.  The continuing revenue costs for the building have been minimised and equates to approximately £27,420 per annum. This will reduce to £ 4,355 per annum if the building is demolished.
4.2
Demolition will cost £70,000 and includes the removal of asbestos which was identified in the 2009 building survey this will need to be appropriately dealt with at the time of demolition. The demolition costs will have to be factored into any sale proceeds.
4.3
It can be anticipated that any developer would have demolition costs deducted from the purchase price if the site was not clear.

5.
THE SKATE PARK
5.1.  The skate park is privately managed and the lease has ended. If the skate park was to remain in its current location this would reduce the available land for housing by 0.63 hectares (the site and a buffer area). This would reduce the value of the site by about a sixth, and is likely to have a further adverse effect on the value of the residual land. This would potentially impact on the Council’s statutory duty to obtain best value for its assets (as per section 123 of the Local Government Act 1972).
5.2
If members were so minded, it would be possible to support the current skate-park operator to re-provide a new skate-park elsewhere in the Borough, with advice and assistance, particularly given our recent experience around design and costs,  and in respect of suitable locations.  
5.3
Whilst the current location of the skate park provided some synergy with the leisure centre when it was open, it is not clear that a future provision there would be well advised. Skate parks can be seen as poor neighbours and there will be no associated support or care for the site that the leisure centre operators were able to provide when they were neighbours. 

5.4
The current occupier is holding over on the lease. Notice can be served at any time, and with a variety of notice periods available, such as three, six or twelve months. Members’ views on the appropriate notice period are sought, given that the lease expired some time ago, and the Council’s position about not renewing the lease was clear before then. 
6.
BRINGING THE SITE TO MARKET 

6.1
As part of the policy reconsideration about the future of the leisure centre it has already been reported that there would be a Capital receipt for the sale of land with the benefit of planning permission for residential development.
6.2
The Council cannot grant itself planning permission on its own land unless it is developing the land itself or the application is jointly with a joint venture partner who will be developing the land.
6.3
It is therefore proposed that if the site is brought to market, it will need to be a cleared site, with an associated development brief indicating the salient planning requirements of any developer. Members therefore have the following options to consider:-

	Issue 
	Advantages 
	Disadvantages 

	Enter into a  joint venture arrangement with a third party to develop the site 
	a) Maintains an interest by the Council in the site and the quality of its development. 
	a) Would mean the Council continues to bear some of the risk in development terms. 
b) Quite involved in legal terms.



	Offer the site to market as a site for new housing 
	b) Helps meet local and Borough wide housing need 

c) Enables contributions to Desborough wide facilities to be generated 

d) Produces significant capital receipt to support KBC priorities including those in Desborough. 

	

	Demolish the existing old leisure centre building in order to provide a cleared site 
	a) Provides a clean site to offer to the market  

b) Reduces ongoing revenue costs 

c)   Reduces the extent of anti-social behaviour experienced by neighbours 
	a) Cost borne up front and some time before a capital receipt is realised. 



	Enter into a new lease agreement on the Skate Park 
	a) Provides certainty for the leaseholder and a facility for local people 
b) Avoids the difficulty of relocation and re-provision elsewhere. 


	a) Significant financial impact reducing the value on the land disposal 
b) Not a good location once the site is surrounded by housing and there is no back-up or support from an adjacent leisure centre



7.
CONSULTATION AND CUSTOMER IMPACT
7.1 The redevelopment of the site will be subject to planning consent and the associated consultation prior to that, including the detail of developer contributions.
7.2 Detailed discussions on the future benefit and protection to Tailby Meadow will need to take place with the various statutory and local stakeholders during the finalisation of a development brief and at the planning stage. 
8.
POLICY IMPLICATIONS
8.1
Disposal of the site for housing will reflect the Council’s estates and planning policies.
9.      FINANCIAL RESOURCE IMPLICATIONS
9.1. The sale of the land with planning consent for residential development is estimated at £400,000 per acre, subject to no adverse conditions, which equates to a value of up to £3.5m, this would reduce to £2.9m if there was a provision for a skate park. However lower densities on site to reflect the considerations in the development brief will reduce the value from this headline figure. 

9.2
Under the terms of section 123 of the Local Government Act 1972, the local authority is required to obtain best value for its assets if they are disposed of. 
9.3.  The Council if providing a vacant site to the market will incur some marketing costs and will need to fund the up front costs of demolition of the leisure centre building  and the skate park and/or site security costs in the meantime, all of which will be netted off against the disposal income. 

[image: image1]
	Background Papers:
	

	Title
	

	Date
	

	Contact Officer
	


	Previous Minutes/Reports:
	

	Ref:
	

	Date:
	


PURPOSE OF REPORT





To consider the future of the former Hawthorns Leisure Centre site, agree a development brief for its future use, and determine associated matters concerning the skateboard park and the current building.








RECOMMENDATIONS





The Executive Committee is recommended to 





Agree to the disposal of the former Hawthorns Leisure Centre site, for residential development in accordance with the objectives and terms of the development brief outlined in the report. 





Agree to demolish the existing Hawthorns leisure centre building and include a sum of £70,000 in the capital programme to fund this 





Give the current skate park operator notice to quit the site – members views on the period of notice is sought.  





Authorise officers to provide advice and assistance to the skate park operator about relocation, if they wish to re-provide the facility elsewhere in the Borough.  











