TITLE:  THE CASKET WORKS, COW LANE

RETENTION AND DEVELOPMENT FOR ARTIST STUDIO WORKSPACE

1. PURPOSE OF REPORT

1.1 To consider the sustained longer term use and refurbishment of the Casket Works site for artist studio workspace. 

1.2 This report outlines the recommended way forward for the Casket Works.  This scheme has been developed through consultation with partner agencies and supports the aims of the Chapel Street Regeneration Strategy and the development of the area as a Cultural Quarter as detailed in the Chapel Street Cultural Quarter Strategy Action Plan currently under development.

1.3 The report is presented at this time for several reasons:  

1.31 The development of the Middlewood site will stimulate development interest in the adjacent area.

1.32 Several artist groups have been displaced from their studio workspace in Manchester due to ongoing development and high rents, and there is a risk of this occurring in Chapel Street.  

2.
BACKGROUND INFORMATION

2.1
The Casket Works building is located opposite the Middlewood site in the southwest corner of the Chapel Street Regeneration area, which has been identified as a Cultural Quarter.  Historically the building has been very difficult to let and part of the building was in poor condition for 12 years before being leased as artist studio workspace to Cow Lane Studios.  Cow Lane Studios is a group of 23 artists most of whom are graduates with art/media degrees from the University of Salford.  Suite Studios, a group of 10 artists, have also moved into the Casket Works having previously been located in Islington Mill, James Street.  Hot Bed Press, a group of 11 artists have recently relocated to the Casket Works from Manchester.  This grass roots colonisation of the Casket Works for artist studio workspace stems from studio members energy and motivation and has resulted in bringing the building back into use and full occupancy.  In addition to the artists studios which occupy approximately 1085m2 three other tenants occupy the remaining 1628m2 in the building. The total rental income is currently £41750pa. 
2.2 Unlike the IDEA Centre (subject of a January 2004 Lead Member Briefing) which will provide incubator units, managed workspace and serviced business space for new and small businesses.  Casket Works currently provides inexpensive space for visual artists for whom affordability is imperative, therefore inexpensive space is one of their most fundamental needs of support.  

3. CHAPEL STREET CULTURAL QUARTER STRATEGY

3.1
The Creative Industries Development Service (CIDS) has produced a Chapel Street Creative Industries Strategy on behalf of the Chapel Street Cultural Quarter Development Group, and have identified the need for a strategic approach to sustaining existing, and encouraging, new creative industry activity in Chapel Street.  In order to develop the area as a Cultural Quarter it is essential to invest in retaining artists in Chapel Street to support their long term sustainability and to ensure that ‘seedbed’ creative industries are not wholly displaced from the area.   The Strategy identifies workspace as a key objective and recommends ensuring that artist studios are sustainable, able to develop, grow and be retained within the Quarter.  

3.2
The Strategy also states that Chapel Street’s strength is its diversity, and the vision for the area should support this by providing previously derelict cheaper property suited to artists and media enterprises who spearhead image changes and raise the profile of Salford.  Artist studio workspace helps to regenerate and rebrand neighbourhoods as evidenced in Manchester’s Northern Quarter and will improve Salford’s image, reinforcing Salford as a place where people want to live, work and invest.
4. Manchester:  Knowledge Capital 

4.1 It is important to note that the Casket Works is located within the Knowledge Capital Arc of Opportunity, an area noted for its concentration of cultural assets and growth sectors.   Activity at the site contributes to three of the seven elemental themes of Knowledge Capital:

· through developing affordable workspace for entrepreneurs
· encouraging the community to engage with the arts and media sectors
· retaining graduates and boosting cultural and creative industries.  
4.2 The Casket Works has the potential to achieve Manchester:  Knowledge Capital accreditation.  The recommendations included in this report have been endorsed by the Creative Industries Development Service and Arts Council England, North West.  The importance of retaining the Casket Works for artist studio workspace is also referenced in the latest draft of the Irwell Media and Creative Corridor Prospectus. 
5. CHAPEL STREET CAPITAL BUDGET 2004/2005

5.1
The artists’ groups located in the Casket Works are prevented from applying for funding from the Arts Council’s capital programme for studio workspace because their lease terms (1-3 years) are not long enough to meet the conditions of funding.  This in turns prevents groups from seeking funding from the Council’s Expanding Boundaries ERDF fund to refurbish premises because they cannot raise the match funding from the Arts Council.  

5.2 Development Service’s Property and Development Division has supported the occupancy of the Casket Works by artist studio groups as the building has been difficult to rent.  Low rents have been offered to these groups to encourage occupancy of the building. The artists leases are currently for a maximum of three years and by mid 2005 all leases in the building will have expired. The tenants could be allowed to ‘hold over’ on the terms of their existing leases until either the Council or the tenant serves notice to quit. This arrangement gives no certainty to the artists continued occupation and affects their ability to obtain grant funding. The Property and Development Division is reluctant to renew the existing leases for periods longer than one year because the development potential of Casket Works and the surrounding area will increase substantially due to the redevelopment of the nearby Middlewood Street area. At the present time it is not possible to predict the timing of any redevelopment but five years from now has been estimated.

5.3 An allocation of £60,000 for the refurbishment of the Casket Works for artist studio workspace was noted in the Chapel Street Regeneration Strategy City Council Capital and Revenue Budgets 2004/2005 Lead Member Briefing on 28th June 2004.  Approximately £50,000 of this funding will be used to make improvements to the building which are needed due to the age of the building such as resurfacing the roof and remedial brickwork.  These repairs will allow the Property and Development Division to extend the lease terms offered to artist studio groups.  Specific repairs to be carried out will be identified by the Property and Development Division in consultation with the Economic Development Section and the tenants.

5.4
It is recommended that the remaining £10,000 be used for the Economic Development Section to carry out a feasibility study to determine options for redeveloping the site with continuing permanent provision for artist studio workspace.  Options may include placing a covenant on the site, entering into a partnership with a developer (e.g. the Castlefield Gallery, Manchester) or selling the site to an arts development charity.

6.
Recommendations:

6.1
It is recommended that the Strategic Director approve support for securing the longer term use of the Casket Works site for artist studio workspace thereby demonstrating a commitment to the regeneration of the Chapel Street area as a Cultural Quarter.

6.2
It is specifically recommended:

· To seek the Strategic Director’s views on the acceptability of using the Casket Works as a longer term location for artist studio workspace.

· That the Casket Works should be leased as artist studio workspace for the next five years, effective from January 2005 and should not be disposed of to realise an asset during this time period.

· That artists’ studio groups are offered renewable lease terms by Development Services, Property and Development Division

· That a covenant is placed on the site, at the time of any disposal, that in the event of a sale an equivalent amount of floorspace is provided at an equivalent rent for artist studio workspace either within the redeveloped site or at another site within the Chapel Street Regeneration Project boundary. It should be noted that such a covenant will reduce the capital receipt for the site. 

· That £50,000 of the Chapel Street Capital Programme for 2004/05 be used to refurbish Casket Works (list of potential refurbishment works appended to this report)

· That £10,000 of the Chapel Street Capital Programme for 2004/05 be used by Economic Development Section to undertake a feasibility study investigating models used in the development of other sites in Manchester (eg Castlefield Gallery) and beyond which include artist studio workspace within a redeveloped site.

· That the result of the feasibility study and the preferred option for future development of the site be reported to the Lead Member for Development Services.  

7. CONCLUSION

7.1 Nationally Government intends to use the cultural sector to trigger economic regeneration and to improve areas as places in which to live, invest, visit and work.  Cultural and creative industries are often seen as key ingredients of successful regeneration.  This was recognised at the Core Cities Conference in Newcastle upon Tyne where John Prescott referenced the role of artists in the regeneration of towns and cities.  Whilst the Casket Works site and surrounding land have redevelopment potential there is a unique opportunity for this site to act as a catalyst in the Chapel Street Cultural Quarter initiative.  The ever increasing residential development in Chapel Street has left very few sites available to support regeneration initiatives.  

7.2 A commitment to the long term use of Casket Works for artist studio workspace will provide the following:

a. the opportunity to attract further creative businesses to the area 

b. an entry into the sector for new entrepreneurs

c. retention of graduates with ‘cultural’ degrees from the University of Salford

d. venue for exhibitions/studio open days as tourist attraction

