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REPORT OF THE STRATEGIC DIRECTOR OF HOUSING & PLANNING


TO THE LEAD MEMBER FOR HOUSING ON THE 21ST OCTOBER

TO THE LEAD MEMBER FOR PLANNING ON THE 25TH OCTOBER


TO: CABINET BRIEFING 

ON 2ND NOVEMBER 2004

TITLE: 
ORDSALL DEVELOPMENT FRAMEWORK


RECOMMENDATIONS:
That the consultants’ report is received and that the development framework is endorsed as the basis for further work on the regeneration of Ordsall.


EXECUTIVE SUMMARY: 
The City Council has been working jointly with Legendary Property Company (LPC) to develop proposals for the regeneration of Ordsall.  LPC commissioned architects, BPTW, to prepare a draft development framework for the area.  The framework sets out proposals for the use of vacant land in the area and for improvements to roads and footpaths, parks and open spaces and community facilities.  It is expected that between 500 and 800 new dwellings will be built in the area, including as many family houses as possible.  The document will be used as the basis of a development agreement between the Council and LPC.  

BACKGROUND DOCUMENTS:
Ordsall: Framework for Improvement, report by BPTW

(Available for public inspection)


ASSESSMENT OF RISK: 
Medium: The proposals are largely dependent on private sector investment, which is subject to market conditions.

	


THE SOURCE OF FUNDING: 
Most new development will be privately-funded, with the majority of sites developed by LPC in accordance with the proposed development agreement.  Funding for the proposed environmental and infrastructure improvements is to be determined.  However, it is anticipated that a proportion of development profits will be recycled into the area.  The capital receipt from the disposal of the Radclyffe school site will contribute to funding the new Ordsall Primary School.
	


LEGAL ADVICE OBTAINED: Yes: Nikki Smith

	


FINANCIAL ADVICE OBTAINED: Yes: Paul Gee

	


CONTACT OFFICER: 
Barry Whitmarsh 793 3645


WARD(S) TO WHICH REPORT RELATE: Ordsall


KEY COUNCIL POLICIES:


Key Pledge 2: Reducing crime in Salford City Council


Key Pledge 7: Enhancing life in Salford City Council


Unitary Development Plan


DETAILS 

1. PURPOSE OF THE REPORT

1.1 The City Council has been working jointly with Legendary Property Company (LPC) to develop proposals for the regeneration of Ordsall.  LPC commissioned architects, BPTW, to prepare a draft development framework for the area.  

1.2 BPTW have now submitted their final report to the City Council and to LPC.
1.3 The framework sets out proposals for the use of vacant land in the area and for improvements to roads and footpaths, parks and open spaces and community facilities.  There is no intention to demolish good, existing housing stock as part of the proposals.
1.4 The purpose of this report is to inform members of the conclusions of BPTW’s work, to set out the next steps and to seek endorsement of the development framework as the basis for further work.

2
PROGRESS TO DATE

2.1 BPTW have carried out survey and consultation work, including a walking audit of the estate.  An exhibition of their ideas for the area was held between 17th and 25th April, at Ordsall Hall.  

2.2 Over 300 people attended the exhibition and 40 people completed and returned questionnaires.  The proposals generally received overwhelming support, both from the returned questionnaires and from the comments made by visitors.

2.3 The final report was presented to the Ordsall and Langworthy Community Committee on 5th October.  It was resolved that Community Committee receive the consultants’ report and endorse the development framework as the basis for further work on the regeneration of Ordsall.
3 THE FRAMEWORK

3.1 A full copy of the report has been placed in the members’ library and is also available for inspection at Ordsall library.  

3.2 An extract from the report (a reduced, black and white copy of the framework drawing and a description of its contents) is appended.  A colour copy of the drawing will be available at the meeting.

3.3 The document is not intended to be a blueprint for the development of any particular site.  It proposes a number of environmental and infrastructure improvements that would benefit the estate, identifies sites suitable for development, sets out key principles to guide development and illustrates possible building footprints.  However, the final form of any new development may differ from that illustrated, while still following the design principles.

4 KEY PROPOSALS
4.1 The contents of the framework are described in the attached extract.  

4.2 In summary, the key proposals are:

· Environmental and infrastructure improvements throughout the estate.

· New development on currently vacant land.

· New development to create natural surveillance to new and existing streets.

· Improve ease of access through estate.
· New primary school and children’s centre.

· New retail centre on Trafford Road.

· New community facilities.

· New houses and apartments, with emphasis on family housing.

· Longer-term opportunity for mixed development on Ordsall Riverside.

5 KEY ISSUES
5.1 The number of new dwellings to be built and their type and tenure, will need further discussion.  There are around 2,000 dwellings in the Ordsall estate at present, most of which are social rented.  Planning permission has recently been granted for over 1,000 new apartments, on Trafford Road and Ordsall Lane, which are expected to be for private sale.

5.2 The development framework does not specify a proposed number of new dwellings.  BPTW consider that up to 1,300 new properties could potentially be accommodated within the estate; however this figure would only be achieved if all the available sites were developed and a high proportion of apartments built.  

5.3 In practice, the number of new dwellings is likely to be lower.  The final number built is expected to be between 500 and 800, including as many family houses as practical.

5.4 The proposal to open up a new road between Trafford Road and Ordsall Lane and to improve the existing north-south pedestrian route needs careful design in detail.  It is important that they do not become used for rat-running, encourage fast traffic or create insecure escape routes from crime scenes.  BPTW have demonstrated that these issues can be resolved through careful design.

5.5 The framework plan indicates several alternative locations for public services, such as health and community facilities.  The site for the new primary school is decided.  However, further work is needed to determine the scale of other community buildings needed to serve the growing population of the estate and of Salford Quays.  Once the scale of service provision is decided, there will need to be further debate with service providers and residents on the location of facilities.  There will be tensions between the benefits of co-locating services (for example, on a community campus centred around the school and proposed Trafford Road shops) and the benefits of dispersing services across the estate.

5.6 The size and location of play areas and open spaces will need careful consideration.  The framework illustrates a level of provision that is consistent with the Council’s emerging open space strategy.  However, some play areas are shown located very close to existing dwellings, which could cause neighbour nuisance.  Existing residents will value some of the existing areas of open space shown as being developed and a case made for their retention or partial retention.

5.7 The framework concentrates on the main Ordsall estate, where nearly all the potential development sites are in Council ownership.  It also illustrates the potential for mixed-use redevelopment of the existing industrial and commercial area on Ordsall Riverside, in accordance with the draft UDP and creation of a new footbridge over the Canal to the Cornbrook Metrolink stop.  This element of the framework potentially is more visionary in nature, pulling the regional centre closer to Salford and helping open up the river.  However, development of this area is a lower priority than completing regeneration of the existing estate.   The future of existing businesses and employment opportunities will be a key issue in determining the phasing of this element.  It is likely that compulsory purchase powers will have to be used to assemble development sites and enable development of the proposed new footbridge.  

6 THE NEXT STEPS
6.1 It is not intended that the framework be formally adopted as Council policy, but that it is endorsed as the basis for further work.  In particular, it will be used as the basis of a development agreement between the Council and LPC.  The key principles will also be reflected in future planning documents.

6.2 The development agreement will establish LPC as the lead developer of Council-owned land in Ordsall, will set out delivery mechanisms and will set out arrangements for how profit from new development will be used.  A further report will be submitted once heads of terms for the development agreement have been drafted.  

6.3 Further consideration is to be given to how the principles will be reflected in future planning documents.  There would be advantages to developing the framework as a formal Development Plan Document, giving greater weight to the proposals.  This would be particularly advantageous in supporting planning applications for the redevelopment of the redundant school sites and for new retail development.  Set against these advantages, the process of preparing a formal document would be lengthy, and the necessary additional public consultation could be confusing to the community.  As compulsory purchase powers are not likely to be needed to progress the initial work, it may be appropriate to start to progress development in the main estate in advance of any formal planning document.

6.4 A formal planning document will probably be needed to progress redevelopment of Ordsall Riverside.  English Partnerships have expressed interest in helping progress this scheme and it is a project that may be of interest to the proposed Urban Regeneration Company.  Further consideration needs to be given as to how soon this project should be progressed.

6.5 It is likely to take at least five years to implement the framework proposals.  Some of the proposals can potentially be started fairly quickly.  However, some of the most significant development opportunities cannot be started until the new primary school is open and the existing school sites made available.

6.6 Development of the new school is a critical element in the regeneration of the area.  As well as releasing potential sites for new development, it should be a landmark of the regeneration, helping to attract new families.  The range of community activities accommodated within the school and children’s centre and their physical connections to the rest of the estate are of particular importance.

6.7 The development framework will be a guide as to the scale and location of new development and the priorities for environmental improvements.  However, more work will be needed to prepare detailed proposals for individual sites.  

6.8 Consultation with local residents and other stakeholders will continue to be an important part of the process, as individual projects are developed.

7 RECOMMENDATIONS
7.1 It is recommended that the consultants’ report is received and that the development framework is endorsed as the basis for further work on the regeneration of Ordsall.

Malcolm Sykes

Strategic Director of Housing & Planning
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As stated elsewhere in his report the purpose of the framework for
improvement is o provide environmental and infrastructure improvements
1o the estate and surrounding areas, to realise community facilies, fo
provide a better housing mix and fo reduce the percepfion of crime in the
area

The development indicated on the framework plan is intended fo vary the
housing mix and give people more choice, fo create natural surveillance
o new and existing sireets and to provide private secor funding for the
improvements described above.

In order to realise funding that we feel will be required to carry out
environmental improvements we have suggested a fairly high amount

of housing within the estate. It may, however, be possible fo reduce

this as land values rise and other funding services are utiised. This will
require an assessment of housing need and the amount of environmental
improvements the council wish fo realise. Whatever the requirement for
housing on the estate it is important fo establish some ground rules which
should be followed o ensure the success of the framework plan.

Al developments have been located in order to overcome the problems
created by housing facing inwards, rather than providing nature
surveillance fo the main routes through the estafe. In order fo increase the
feeling of personal security and to encourage walking and cycling this is
an important factor to be refained.

It s felt that the larger sites and those facing the park would be appropriate
for higher density development than other sites surrounded by the existing
housing.

New development facing main routes should have the most activity
surrounding them. In locations such as Phoebe Sireet, Robert Hall Street
and the new routes, we have suggested a mix of flats, family housing and
mixed use refail or community faciliies

Framework Plan

To the edge of the park we have suggested some larger family housing
and flats o provide natural surveillance to the park and a pedestrianised
promenade running along the northern boundary.

At the enfrances fo the estate at Monmouth Park and West Park Street we:
have encouraged some public space linking with primary pedestrian routes.
through the esate and beyond. These squares require nafural surveillance
if they are fo encourage people info the esiate and we have suggested
some low rise flats surrounding them to create greater activy.

Following the opfions appraisal we have indicated several opportuntes for
retail developments. In order that these benefit from natural surveillance
and extended activity these are mixed with housing i the form of flts
above.

The main refail facility has been located fo the west of the estate on
Trafford Road. This is intended o be a maior local retail facility serving
Ordsall and Salford Quays areas. There is also a need for more day fo
day facilies within the estate and, due o the lack of security that has
brought about the decline of existing faciles, these have also been
incorporated info areas of new housing accommodation

A new pedestrian route is proposed linking Phosbe Street with Tatton
Street.  Houses, shops and potential community faciliies face each other
across this route, protecting each ofher from crime. This will enable
acivity fo be increased around the community café and link improved
routes through the estae.

There will be a need for further retail facilities in other parts of the estate
such as Ordsall Lane and these should be included in later phases.





[image: image2.png]Summary

Other community facilies such as a healthcare centre, have been
suggested. We have indicated where these might be located fo serve

the existing community, at the heart of the estate, and fo serve the wider
community, on the community campus and new refail centre. Further
consulation is required to establish the requirement for such faciliies in the
area before the actual locations can be determined, however the plan is
flexible in allowing this fo develop with the regenerafion process

It is important fo understand that much of the existing community feels let
down by the percaption of services having been removed from the estate.
Should further services be perceived to located away from the heart of the
estate then the effects could be detrimental fo the regeneration of Ordsall
Consultation should, therefore be carried out with residents as well as
service providers during the redevelopment process.

One of the main nifiatives suggested by the framework plan is fo
encourage walking and cycling and fo encourage people from outside
Ordsall fo come info the estate fo use the faciliies. One of the main ways
we have attempted fo encourage this is by redevelopment of the exi
north-south route and by the inclusion of  new eastwest route. The eas-
‘west route is of primary importance in achieving greater permeability of
the estate, since it links Saford Quays with Cornbrook. The proposed
footbridge is obviously an important part of the regeneration of his area
and ifs ability to be seen as part of a larger regenerafion underway in
Manchester and Salford. A direct link fo Anchorage Station and the
Quays s similarly imporant. Both of these inifiaives will require capital
funding and compulsory purchase to provide these links.

Play facilties will be an important part of any improvement framework.
We understand that Salford City Council are currently consulting on the
need for play facilies in the Ordsall and Stowell areas.  The framework
plan acknowledges this and makes some suggestions for possible
locations.

Framework Plan

Locally Equipped Play Areas (LEAPs) should be located within 400m of
the families they are infended to serve. We have suggested Ordsall Park
and three ofher locations on the estate. For these areas fo be useable they
need to benefit from natural surveillance, so we have located them close

1o existing housing wherever possible. This may be contrary fo planning
policy, however the framework plan could reallocate space when decisions
have been reached through consultation.

Neighbourhood play areas (NEAPs) should be located within 1000m of
the houses they are infended to serve. Ordsall Park is located in a posiion
o serve the whole of Ordsall and the areas of Stowell and Salford Quays.
We would therefore suggest that the park is improved fo provide facilifies
that may be determined by further consulation.

As an extension to the framework plan areas we have excluded the
canal side. Following other inifiafives in the area and on the other side

of the River Invell, this is an area that could have a major contribution o
the regenerafion of Ordsall. We envisage any development of this area
opening up to Ordsall with direct links being forged with the estate and the
Quays beyond

The riverside walk would also provide a link between Castlefields and
Salford Quays that currenty does not exist in a safe form for pedesirians
and cyclists.

Although this s seen as a longer term aspiration, the regenerafion of the
canalside is vital fo the success of the regeneration of Ordsall in terms of
breaking down the physical barriers and forging links with other parts of
the city. Sensifive development, including refail and recreational facilfies
s well as parks and public spaces, will improve access and security in the
area and will encourage investment and inferest.
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