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REPORT OF THE STRATEGIC DIRECTOR FOR SUSTAINABLE REGENERATION

TO THE LEAD MEMBER FOR PLANNING ON 27th JULY 2010 

TITLE:
PROPOSED COMPULSORY PURCHASE ORDER FOR SALFORD CENTRAL.

RECOMMENDATIONS: 
 That Lead Member for Planning approves :
(1) The making of a Compulsory Purchase Order under section 226(1)(a) and 226(1A) of the Town and Country Planning Act 1990 (as amended by Section 99 and Schedule 9 of the Planning and Compulsory Purchase Act 2004) and section 13 of the Local Government (Miscellaneous Provisions) Act 1976 for the acquisition of land and new rights within the area described in the report and shown edged red and shaded yellow and blue respectively on the plan attached at Annex A of this report, being land which it thinks, if acquired, will facilitate the carrying out of development, redevelopment or improvement on or in relation to the land and that such development, redevelopment or improvement is likely to contribute to the achievement of the promotion or improvement of the economic, social and environmental well-being of the area, as described in this report.

(2) That the City Solicitor, acting in consultation with the Strategic Director for Sustainable Regeneration, on the basis that there is a compelling case in the public interest to make the Order: 


(i) 
takes all necessary steps to secure the making, confirmation and   implementation of the Order including (but not limited to) updating the draft Statement of Reasons, attached as Annex B, as deemed appropriate, the publication and service of all notices and the presentation of the Council’s case at any public inquiry;


(ii) acquires interests in land within the area subject to the planning Compulsory Purchase Order either by agreement or compulsorily;


(iii) completes agreements with landowners and others having an interest in the area to be the subject of the planning Compulsory Purchase Order including where appropriate seeking agreements effecting the delivery of any part of the development and making arrangements for the relocation of occupiers. 

(3) That the Strategic Director for Sustainable Regeneration progress, in parallel with the making of the compulsory purchase order, the closure of any highways and/or passageways within the Order area as necessary.

(4) That the Order be named the: 

“Salford City Council (Salford Central No.1) Compulsory Purchase Order 2010”.

EXECUTIVE SUMMARY: On 3rd September 2008 the Lead Member for Planning approved, in principle, the use of the Council’s compulsory purchase powers to assemble land for the Salford Central regeneration project. Further to this decision the acquisition of land and property interests has been progressed, where possible, by agreement and the redevelopment proposals themselves have now been granted outline planning consent. In order to be able to progress the redevelopment proposals it will be necessary to ensure that title and possession of all the land and property required for delivery of the scheme can be obtained and it is now considered appropriate to further support the regeneration by the making of a planning compulsory purchase order. Negotiations to acquire by agreement will continue in parallel with the compulsory purchase process.

BACKGROUND DOCUMENTS: Draft Statement of Reasons.
KEY DECISION:
YES. Item 6 – Property Update.
DETAILS:

	1.0
	Background

	
	

	1.1
	Salford City Council entered into an Overarching Development Agreement with English Cities Fund (ECf) and Central Salford Urban Regeneration Company Limited on 15 December 2006, to secure the regeneration of the Salford Central area.

	
	

	1.2
	The City Council assets within this area are to be transferred to ECf at an appropriate time for development to take place but the majority of land within the area was in third party ownership. ECf have been making efforts to assemble the site through negotiation and major site assembly has taken place. However it is now considered that further site assembly is unlikely to be possible within a reasonable timeframe, or at all, without the use of compulsory purchase powers. 

	
	

	1.3
	On 21st January 2010 planning consent was granted for a scheme that would enable comprehensive regeneration to take place in this important part of Salford.

	
	

	2.0
	The Order Land

	
	

	2.1
	The land to be subject to the proposed compulsory purchase order is referred to in this report as the Order Land.

	
	

	2.2
	The Order Land is bounded by Cleminson Street to the north, New Bailey street to the east, the River Irwell to the south-east, Trinity Way and North star Drive to the south and Adelphi Street to the west. 

	
	

	2.3
	The Council and ECf between them already own nearly 50% of the Order Land and negotiations with the remaining owners will continue with a view to achieving the voluntary acquisition of all the interests in the Order Land which are needed to facilitate the development. 

	
	

	3.0
	Planning Policy Framework

	
	

	3.1
	The regeneration of Salford Central is being guided by two specific

documents which set the planning policy framework for the area:

· The Salford Central Planning Guidance was approved by the City Council in March 2008. The Guidance has been prepared to:

· Provide an important contribution to the successful planning of the area in a situation where a comprehensive approach to regeneration and enabling development will be required.

· Explain in more detail how the City Of Salford Unitary Development Plan policies will be applied within the Salford Central area.

· Set out the guidelines which the Council as Local Planning Authority will use as a material consideration in determining applications for planning permission and other matters in the Salford Central area.

· Establish a set of principles to ensure the appropriate mix of uses and high quality design in new development.

· The Salford Central Development Framework was approved by the City Council in May 2009. This follows on from the Planning Guidance and sets out in detail how the principles in the Guidance are reflected in the development of the character areas and individual sites. It ensures that future development delivers real benefits for Salford Central and creates an attractive and vibrant place that meets the needs of residents and businesses. The Framework:

· identifies new land uses including residential, office, retail, leisure and community facilities;
· establishes the layout of new buildings to ensure high quality of urban design;
· identifies new routes to improve connections across the area;
· sets the height and scale for new buildings;
· identifies areas for new and improved public space.


	3.2
	The English Cities Fund submitted a hybrid planning application on 27 July 2009 for the comprehensive regeneration of the Salford Central area. This was unanimously approved by Salford City Council on 21 January 2010. The application was referred to the Secretary of State as it was considered that despite clearly advancing the objectives of key policies in the City of Salford Unitary Development Plan (UDP), upon a strict reading, the proposal did not accord with part of the adopted development plan policy ST9 of the UDP (Retail, Leisure, Social and Community Provision). It was confirmed on 22 March 2010 by the Government Office for the North West that the Secretary of State’s intervention would not be justified and that it did not require his determination.

	
	

	3.3
	The application seeks to build on the success of the Spinningfields development in Manchester and seeks to extend the city centre into an under-used part of Salford.  It is proposed (and supported through planning obligations) that value captured from this commercial development will be used to subsidise non-viable development along Chapel Street and to significantly improve the public realm and environment on Chapel Street and in Salford’s historic core.  Thus, the scheme will aim to secure the regeneration of an area that has been a long-standing aspiration of the City Council.

	
	

	3.4
	The Masterplan supporting the application proposal will deliver new connections through the area and into surrounding neighbourhoods; including later stages for the wider development at the Islington Estate, Adelphi Street and Middlewood area.  The balance of movement will be shifted towards pedestrians, cyclists and public transport from the present dominance of vehicles that currently pass through the area along Chapel Street.

	
	

	3.5
	Detailed planning permission has been approved for improvements to Chapel Street itself, which are considered critical in the adopted Development Framework to connect the disparate parts of the Chapel Street corridor into a single, vibrant neighbourhood linked to the planned commercial core near Salford Central Station.  Within the planned commercial core, detailed permission has also been approved for an early improvement to the public realm of Stanley Street that will meet the landing of the approved Spinningfields footbridge, planned for completion in 2010.  This will pave the way for a future piece of quality public realm (to be known as Stanley Square), an important civic space and arrival point into the new commercial heart of the City.

	
	

	3.6
	Outline planning permission (including the approval of layout and access arrangements) has been approved for the Masterplan-led regeneration of the 17.7 hectare area for:

•
Up to 197,010sq.m of office, studio and workshop floorspace (B1);

•
Up to 24,255sq.m of commercial floorspace (A1, A2, A3, A4 and A5) with A1 retail floorspace limited to no more than 10,810sq.m.  No A1 unit will exceed 500sq.m with the exception of a 1,200sq.m A1 foodstore planned for Zone E, which is intended to serve the new community being created;

•
Up to 2,005sq.m of leisure uses (such as crèche, day centre, gallery space) (D1);

•
Up to 19,110sq.m of hotel floorspace in the form of two hotels of up to 250 and 140 bed spaces (C1 hotel);

•
Up to 849 dwellings (apartments and townhouses) (C3);

•
New public open space and civic spaces;

•
Highway improvements (new accesses, new streets, realignments);

•
New pedestrian and cycle routes, including the formation of a new riverside walk and open spaces as part of the City Council’s Irwell River Park;

•
Up to 2,167 parking spaces (public on and off-street, and private); 

•
Public realm improvements.


	
	

	4.0
	Scheme Benefits

	
	

	4.1
	The proposals will lead to the formation of some 9,500 potential work opportunities across a breadth of sectors for full, part-time, seasonal, permanent and temporary positions.  This will significantly contribute towards changing the socio-economic profile of the area and local neighbourhoods through greater accessibility to employment and the associated improvements that increased income brings.  The proposals also seek to significantly add to the overall economic activity of the Regional Centre and provide employment opportunities to the Manchester City Region.

	
	

	4.2
	The commercial uses that will provide the work opportunities will be focused into larger, Grade A offices within the commercial core, to add to the adjacent Spinningfields development and will be accompanied by associated and complementary retail, food and drink and leisure uses, which will animate streets, the new public spaces and links.  Chapel Street will provide a more diverse mix of office, studio, workshop, commercial, retail, food and drink and leisure uses to attract local businesses, start-up businesses, creative industries and foster links between the University of Salford and the city centre.

	
	

	4.3
	A mix of new housing opportunities for apartments and townhouses appropriate to the city centre location will be provided to address the present imbalance of housing opportunities represented by social housing within the Islington and Trinity Estates.  The greater variation in the mix of households (and incomes) will form a more diverse and sustainable community that will be able to support the planned local shops, services and facilities.

	
	

	4.4
	Irwell River Park, the regional park proposed for Salford, Manchester and Trafford, will be advanced by the development through the provision of pedestrian and cycle links along the river and through the site, with three new attractive public spaces formed along the route.

	
	

	4.5
	The proposal will offer a unique opportunity to build on and deliver the continued growth of the Regional Centre, permanently reverse the prolonged decline in the post-industrial period and transform the Chapel Street area to create a distinct, vibrant and vital heart of the City of Salford.

	
	

	5.0
	Land Assembly and the need for Compulsory Purchase 

	
	

	5.1
	A large proportion of the Salford Central area, as previously mentioned, was in third party ownership and/or control. Although various strategic acquisitions have been completed or are in the process of being completed it is clear that the acquisition by agreement of all the land required to facilitate the redevelopment proposals will not be possible within a realistic timeframe or even possibly at all. 

	
	

	5.2
	The Overarching Development Agreement provides for Compulsory Purchase costs and indemnities to be provided by ECf to Salford City Council in the case of a Compulsory Purchase Order being made and also provides that the City Council will strongly consider the making of a Compulsory Purchase Order, should there be a compelling case in the public interest for them to do so and provided the policy framework and financial resources are acceptable.

	
	

	5.3
	As mentioned above planning permission has been granted for the redevelopment proposals and this will be an essential part of the case for Compulsory Purchase.

	
	

	5.4
	As part of the compulsory purchase process it will be necessary for the Council to be able to justify its proposals for the compulsory acquisition of the land and be able to defend such proposals at a public inquiry. In the first instance this justification will be contained within the ‘Statement of Reasons’, a draft copy of which is attached, Annex B. 

	
	

	6.0
	Compulsory Purchase Powers

	
	

	6.1
	Consideration has been given to the most appropriate body to undertake the Compulsory Purchase of the required land and property and the most appropriate powers to be used.

	
	

	6.2
	Both the Homes and Communities Agency and the North West Development Agency currently have Compulsory Purchase powers available to them and could undertake such action as stakeholders in the Central Salford URC.

	
	

	6.3
	However, following detailed consideration, it is believed that the City Council is the most appropriate body to undertake Compulsory Purchase  and the most appropriate power to facilitate the land assembly process is contained within Section 226 of the Town and Country Planning Act 1990.

	
	

	6.4
	By virtue of section 226(1)(a) of the Town and Country Planning Act 1990 (as amended by Section 99 and Schedule 9 of the Planning and Compulsory Purchase Act 2004), the Council, as the Acquiring Authority, on being authorised to do so, is able to acquire land by compulsory purchase means if it thinks that it will facilitate the carrying out of development, redevelopment or improvement on or in relation to the land.

Under section 13 of the Local Government (Miscellaneous Provisions) Act 1976, the Council may be authorised to purchase compulsorily new rights over land which would include, but not be limited to, the provision of 2 new pedestrian routes through re-opened railway viaduct arches.

	
	

	6.5
	The Council cannot exercise its power under section 226(1)(a) unless and in accordance with section 226(1)(A) it thinks that the development, redevelopment or improvements will achieve any one or more of the following objects:

- the promotion or improvement of the economic well being of the area;

- the promotion or improvement of the social well being of the area; or

- the promotion or improvement of the environmental well being of the  

  area.  

	
	

	6.6
	The acquisition of the land will facilitate the carrying out of development, redevelopment and improvement of the land, through the implementation of the Development Proposals set out in this report. The Development Proposals will address the problems set out in the draft Statement of Reasons and will result in the public benefits detailed in Section 4 of this report.

	
	

	6.7
	For the reasons set out in this report and in the draft Statement of Reasons it is considered that there is a compelling case in the public interest for the compulsory acquisition of the Order Land and that nothing short of compulsory acquisition of the land and rights required will facilitate the much needed improvement of the Order Land. It is considered that without the use of the Council’s compulsory purchase powers the land required will not be assembled within a reasonable timeframe, or possibly at all.

	
	

	7.0
	 Delivery and Funding

	
	

	7.1
	The City Council, and its partner the URC, took the decision to enter into a partnership arrangement with a significant private developer. This approach was taken to break through the barriers that had inhibited previous schemes in terms of an inability to attract investment, an inability to address landownership issues and an inability to address speculative and temporary uses.  

	
	

	7.2
	English Cities Fund was appointed to the role of lead developer and an Overarching Development Agreement has been entered into by the three parties.  

	
	

	7.3
	In summary the Overarching Development Agreement caters for the comprehensive regeneration of the area in a phased manner, recognising that viability will differ for different sites and infrastructure, 

	
	

	7.4
	The Overarching Development Agreement addresses this issue by providing for the setting up of a Development Trust Account which will enable value to be captured from the development of the commercial core which would then be used to bring forward improved infrastructure and public realm and to enable what would otherwise be non-viable development in the Chapel Street area to come forward.

	
	

	7.5
	The development partners recognise that the process of delivering the necessary large scale and sustainable regeneration cannot be achieved in a piecemeal manner and because of the fragmented ownership regeneration is likely to be delivered over a considerable period of time. 

	
	

	8.0
	Human Rights and the Case for Compulsory Acquisition

	
	

	8.1
	The Human Rights Act 1998 places direct obligations on public bodies such as the Council to demonstrate that the use of compulsory purchase powers is in the public interest and that the use of such powers is proportionate to the ends being pursued.

	
	

	8.2
	The Council must be sure that the purpose for which it is making the Order sufficiently justifies interfering with the human rights of those with an interest in the land affected. It is acknowledged that the compulsory acquisition of the Order Land will amount to an interference with the human rights of those with an interest in the Order Land. These include rights under Article 1 of the First Protocol of the European Convention on Human Rights (“ECHR”) (which provides that every natural or legal person is entitled to peaceful enjoyment of his possessions) and Article 8 of the ECHR (which provides that everyone has the right to respect for his private and family life, his home and his correspondence).

	
	

	8.3
	There must be a balancing act between the public interest and the individual’s rights and any interference with these rights must be necessary and proportionate. “Proportionate” in this context means that the interference must be no more than is necessary to achieve the identified legitimate aim. In this instance officers are of the view that there is a compelling case in the public interest for the compulsory acquisition of the Order Land which outweighs the interference with the rights of those affected. Further, it is the officer’s view that it will not be possible to acquire the land and interests needed to deliver the development by agreement within a reasonable timeframe, or possibly at all. 

	
	

	8.4
	As has been stated above and set out in the draft Statement of Reasons attached to this Report, the Development Proposals deliver key objectives of Government policy and comply with the statutory development plan, planning guidance and the development framework. The clear benefits to the Council’s area that will result from the realisation of the Development Proposals are referred to in this Report and the draft Statement of Reasons that is annexed. Without the use of the Council’s powers of compulsory purchase, the much needed regeneration and redevelopment of the Salford Central area will not be achievable, as there is no possibility that all of the land necessary to deliver the development will be acquired by agreement.   

	
	

	9.0
	Cost of Compulsory Purchase Action

	
	

	8.1
	The Overarching Development Agreement for the area provides a binding commitment by ECf to be responsible for meeting all reasonable and proper compensation payments made and costs incurred by the Council arising from the use of Compulsory Purchase powers.



	8.2
	The undertaking also extends to any costs incurred by the Council which are associated with any blight notices that may be properly served upon the Council.

	
	

	9.0
	Conclusion

	
	

	9.1
	The use of Compulsory Purchase powers is a vital tool in delivering large, mixed use regeneration schemes and indeed the making of a Compulsory Purchase Order to assemble the development site was envisaged within the Overarching Development Agreement entered into between the partners.

	
	

	9.2
	As planning permission has now been approved for the proposed redevelopment and as it is considered that further site assembly is unlikely to be achieved by agreement it is considered that it is appropriate to progress the making of a compulsory purchase order to support the delivery process.


KEY COUNCIL POLICIES: 

· Connecting People to Opportunities: Sustainable Community Strategy for Salford 2009-2024.

· The Salford Economic Development Plan 2009 – 2026

· The Salford Unitary Development Plan

· Salford Central Planning Guidance 2008
· Salford Central Development Framework 2009

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS: Local residents and stakeholders have been fully consulted and engaged in the development of the proposals for the area which will include new offices, commercial, retail and leisure uses which will be complemented by family housing and apartments linked by high-quality public realm and civic spaces.
ASSESSMENT OF RISK:  Medium. If the compulsory purchase order is confirmed then the parties to the Overarching Development Agreement will be able to progress the comprehensive redevelopment proposals for the area. However if the compulsory purchase order is not confirmed then alternative solutions will need to be identified for the remaining land and property in private ownership together with those properties/land which are already in the ownership of the City Council and ECf.
SOURCE OF FUNDING:  Under the Overarching Development agreement ECf are to be responsible for meeting all reasonable and proper compensation payments and costs arising from the use of Compulsory Purchase powers. 

LEGAL IMPLICATIONS Supplied by Norman Perry – Ext 2325 / Eversheds

Comments: Providing that there are sound reasons for the making of the compulsory purchase order on planning grounds, then I cannot see any legal implications other than the usual possible challenges from affected persons which could result in a Public Inquiry at which the Council, and it’s development partners, would of course present their case. Care must be taken however not to use the land for a purpose for which it was not acquired. The Crichel Down Rules must be followed.
FINANCIAL IMPLICATIONS Supplied by Frank O’Brien – Ext 2585

The Overarching Development Agreement for the area provides a binding commitment/indemnity by ECf to be responsible for meeting all reasonable and proper compensation payments made and costs incurred by the Council arising from the use of Compulsory Purchase powers. This indemnity also extends to any costs incurred by the Council which are associated with any blight notices that may be properly served upon the Council

Such eligible expenditure will become a development cost within the eventual property development schemes within the Agreement. 

OTHER DIRECTORATES CONSULTED: Not applicable.
CONTACT OFFICERS:  
Richard Wynne  
Tel. 779 6127  

                                        
Phil Holden  
Tel. 779 6069

Paul Walker  
Tel. 793 3110


Chris Findley  
Tel. 793 3654
WARDS TO WHICH REPORT RELATES: Ordsall and Irwell Riverside
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		THE TOWN AND COUNTRY PLANNING ACT 1990


AND


THE ACQUISITION OF  LAND ACT 1981


SALFORD CITY COUNCIL (SALFORD CENTRAL) COMPULSORY PURCHASE ORDER 2010



		DRAFT STATEMENT OF REASONS



		



		

		





1. INTRODUCTION


1.1 This document is the Statement of Reasons of Salford City Council (“the Council”) for the making of a compulsory purchase order entitled the Salford City Council (Salford Central) Compulsory Purchase Order 2010 (“the CPO”).

1.2 The CPO is made pursuant to Section 226(1)(a) of the Town and Country Planning Act 1990 and Section 13 of the Local Government (Miscellaneous Provisions) Act 1976 to acquire the land and new rights needed to achieve the regeneration of the area. In this Statement of Reasons the land included in the CPO is referred to as “the Order Land”. This Statement has been prepared in accordance with the Government guidance contained in paragraphs 35 and 36 and Appendix R of the ODPM Circular 06/2004: Compulsory Purchase and the Crichel Down Rules.

1.3 The Order has been made by the Council to facilitate the assembly of all land, rights and interests necessary for the comprehensive and transformational regeneration of Salford Central. A plan showing the extent of the Order Land is found at Appendix 1 to this Statement. The area has a rich industrial history and the wealth generated by these industries in the nineteenth century allowed a number of fine civic and ecclesiastical buildings to be developed around Chapel Street in an area which became the administrative centre of Salford. However, the twentieth century has seen a long and gradual decline in the area through the loss of its industrial base, the withdrawal of public and civic institutions and the erosion of its retail function.

1.4 Some private investment has been made on a piecemeal basis in the area over the past few decades and public sector initiatives have had a modest impact on the economic and physical decline. However, these initiatives have lacked the critical mass and have not created the market confidence to reverse the decline of the area. As a result of the failure to bring forward the redevelopment of the area around Salford Central Station significant areas of land remain vacant and undeveloped and are used as temporary surface car parking. Further, along Chapel Street one finds vacant and derelict buildings and sites, and an environment and public realm which is generally poor and uninviting. 

1.5 Chapel Street itself is a busy and pedestrian unfriendly carriageway which creates a barrier between the communities to the north and south of the road. The presence of the rail lines which run east-west through the Order Land also limit connectivity with the areas to the south of the Order Land. There is little market confidence in the area, which is evidenced by the fact that little private investment has taken place and it’s condition has remained the same despite a long period of significant growth and prosperity in the property market from the late 1990’s until 2008. It is intended that funding will be made available through the URC’s Green and Walkable Streets Project to improve streets, open spaces and building frontages in the Chapel Street area. However, the success of this project is dependent upon the implementation of the wider regeneration proposals.

1.6 In recent years the Council has recognised that the scale of the problems faced by the area can only be tackled successfully if regeneration occurs across the entire Salford Central area and is progressed in a comprehensive manner. In addition, the Council recognises that the strategic position of Salford Central within the Regional Centre (and adjacent to the successful Spinningfields development in the City of Manchester) provides an unique opportunity to bring forward high quality Grade A office-led development which, together with associated development, will act as the catalyst to deliver the step-change required to secure the comprehensive regeneration of, and transformational change to, the area.

1.7 In order to guide, assist and control the redevelopment of the area, and in particular to ensure that the whole of the Salford Central area will benefit from development, the Council has brought forward and adopted for development control purposes the Salford Central Planning Guidance, which contains policies which the Council feels will deliver the aspired-to regeneration of the area. In order to provide further guidance, the Council has also adopted for development control purposes the Salford Central Development Framework for the area, which demonstrates how the objectives of the Planning Guidance can be delivered on the ground.

1.8 In brief, the proposals underpinning the Order will see the development of a Grade A office-led quarter with complementary retail, food and drink and leisure uses within the area between Salford Central Station and the River Irwell. Adjacent, on the banks of the River Irwell, a new residential development will be created together with public open space and a riverside walk which will form part of the wider Irwell River Park. At the same time the historic core and Chapel Street ‘spine’ through the area will be revitalised through selective new development and conversions of existing buildings for a mix of uses including offices, retail and residential and the delivery of environmental and highways improvements (“the Development”).  

1.9 The principal partners seeking to deliver this comprehensive regeneration of Salford Central are the Council, Central Salford Urban Regeneration Company (“the URC”) and English Cities Fund (“ECf”). The Council, in addition to being the local planning authority, the local highway authority, and the Order-making authority, is a major land owner across the area and has agreed to make its land available for the Development. The URC was established in recognition that the market alone has not been able to deliver the comprehensive regeneration of Salford. Its role is to coordinate public intervention and private investment, and to partner with other sectors to deliver a mixed, sustainable community. 

1.10 The Council and the URC recognised that the appointment of a lead developer experienced in delivering regeneration projects of a significant size and complexity was critical to the realisation of the proposals for Salford Central, and in December 2006 they entered into a development agreement with ECf which contains the mechanism for delivering the Development. ECf has acquired interests and land in the area, and on [INSERT DATE] secured a large hybrid planning permission for the comprehensive, phased, mixed-use redevelopment of Salford Central comprising the elements described above. 

1.11 Ensuring that regeneration occurs across the whole area is a particular challenge for the Council. The proposals underpinning the Order achieve this through mechanisms in the development agreement and a section 106 agreement requiring (amongst other things) a development trust account to be established into which will be paid a proportion of net development receipts from more viable phases of the Development. These funds will be used to enable the desired quality of development on non-viable sites along Chapel Street to go ahead; to provide new and improved infrastructure and public realm to encourage further high-quality redevelopment in and adjoining the Salford Central area, and to provide affordable housing and other improvements in the area. These mechanisms are described in more detail later in this Statement.

1.12 Section 226(1)(a) of the 1990 Act empowers the Council to compulsorily acquire land in its area if it thinks that it will facilitate the carrying out of development, re-development or improvement on or in relation to the land which is likely to contribute to the achievement of the promotion of the economic, and social and environmental well-being of their area. The Council considers that the Development will deliver the objectives of the Regional Spatial Strategy, the City of Salford Unitary Development Plan 2006, the Salford Central Planning Guidance and the Salford Central Development Framework, will deliver key objectives of the URC, and will bring substantial improvements to the economic, social and environmental well-being of the area. The Council considers that the implementation of the Development in a comprehensive manner is essential in order to secure these improvements and has resolved to use its compulsory purchase powers to help assemble the land and interests required to achieve this objective.

1.13 The Council and ECf between them already own a significant proportion of the Order Land and negotiations with the remaining owners will continue with a view to achieving the voluntary acquisition of all the interests in the Order Land which are needed to facilitate the Development. The Council is satisfied that there is a compelling case in the public interest for resorting to powers of compulsory acquisition as nothing short of this will achieve the necessary land assembly and maintain the regeneration momentum.

2. DESCRIPTION OF THE ORDER LAND


Introduction


2.1 The Order Land occupies an important location within the Manchester/Salford Regional Centre. The area is located to the north west of Manchester’s Spinningfields quarter, with the River Irwell forming the boundary between the two areas. The Greengate area lies to the north east, and the University of Salford lies immediately to the west. The location and boundary of the Order Land is shown on Plan 1.

2.2 The Order Land covers some [TBC hectares] and is bounded by Cleminson Street to the north, New Bailey Street to the east, the River Irwell to the south-east, Trinity Way and North Star Drive to the south and Adelphi Street to the west. The Chapel Street corridor and Salford Central Station lie at the heart of the Order Land. The boundaries of the land and new rights to be acquired are shown edged red and blue respectively, on the plan at attached to this Statement of Reasons at Appendix [
].

History of the Area


2.3 The Salford Central area developed rapidly in the 19th century as a result of the industrial boom, and there are fine buildings dating from this period on Chapel Street, for example Salford Town Hall, the Royal Salford and Pendleton Dispensary, Salford Education Offices, St Philip’s Church and the Cathedral of St John. Chapel Street was once Salford’s principal street and remains a main transport corridor. 


2.4 The area saw significant decline as the 20th century progressed, with much of the area’s industrial base lost through economic restructuring. With the industrial decline, Chapel Street also declined, and its vitality as an administrative and retail centre was undermined. By the 1990s, the area had experienced a significant loss of population, and suffered high levels of deprivation with long-term unemployment and poverty. Since the late 1990’s a number of initiatives have been launched by the public sector in an attempt to address some of these deep rooted problems. Some of these initiatives, which are discussed below, have had a limited degree of success in their own right but have not been able to arrest the continuing spiral of decline, and the area is yet to see development and investment of a scale and form which is capable of reversing the trend of decline.      


Detailed Description of the Order Land

2.5 The principal physical characteristics of the Order Land are the significant number of derelict and redundant buildings and the extensive areas of vacant land much of which is used for surface car parking; the overdominance of major transportation infrastructure; and, the wealth of fine historic buildings pepper potted throughout the Historic Core. The Order Land is described more particularly below by reference to the Character Areas identified in the Development Framework. The Character Areas can be seen on the plan found at Appendix 2.

The Historic Core

2.6 The Historic Core lies to the north of Chapel Street and includes a number of fine listed buildings, notably St Philip’s Church (Grade II*), the Cathedral of St John and Cathedral House (Grade II*), both of which remain in regular use by their respective congregations, and the former Town Hall (Grade II) which is currently used as a Magistrates’ Court. The Historic Core covers a large proportion of the Adelphi and Bexley Square Conservation Area which is centred around St Philip’s Church and Bexley Square. The character of the Conservation Area derives from the planned grid format dating from the 19th Century, the civic quality resulting from the development of civic and ecclesiastical buildings and the formally arranged pedestrian routes and spaces that link these buildings. 


2.7 Whilst the area consists of a range of land uses including ecclesiastical, Government, residential, commercial, retail and offices, the loss of key uses and activities has resulted in a number of buildings falling vacant or derelict and others being demolished leading to a proliferation of vacant sites. This has seriously undermined the character of the Historic Core, and the Chapel Street frontage in particular, and resulted in the area taking on a somewhat run-down appearance. Some recent residential developments within and around the Historic Core have helped to increase the local population. However, this has failed to address the main reason for the decline in the area and furthermore the attractiveness of the area is undermined by the high level of traffic that uses Chapel Street itself. This has a negative visual impact upon the area but more significantly it serves to restrict permeability and movement by pedestrians and vehicles throughout the Order Land.


Chapel Street South


2.8 The area to the south of Chapel Street is principally a residential community with some limited retail and commercial uses along Chapel Street itself. One (Grade II) listed building - the former Royal Bank of Scotland - and three locally listed buildings - Ye Olde Nelson Public House, Royal Liver Building and 287-289 Chapel Street - are located within this area and Islington Park is located at the eastern end of the area. New residential development, Stamford House, at the top of Chapel Street and Oldfield Road has been completed and other apartments are located at the junction of Trinity Way and Chapel Street. 


2.9 A significant number of long standing derelict and empty buildings along the southern side of Chapel Street severely detract from the appearance of the area. Further, the area is blighted by a number of vacant sites.  Some of these have been landscaped in order to improve their appearance in the short term but others are in use for temporary surface car parking which have a negative impact upon the quality of the residential environment.


Salford Central Station Area


2.10 The area around Salford Central Station is dominated by large areas of vacant land which is currently used as surface car parking serving commuters who work in Manchester City Centre. The area has minimal townscape quality. The historic rail viaducts and bridges which cross the area, whilst contributing to the sense of place, have the effect of limiting connectivity with the area to the south of the Order Land beyond the River Irwell which forms the southern boundary. There is a stark contrast between the underutilisation of this area resulting from the surface car parking and medium density office developments of Washington House, Ralli Court and Ralli Quays and the intensively developed higher rise Spinningfields area to the south of the River Irwell.


3. THE AREA’S STRENGTHS AND WEAKNESSES

3.1 Salford Central has important locational strengths. The Order Land sits entirely within the Manchester/Salford Regional Centre and it is positioned immediately adjacent to the vibrant Spinningfields quarter, to the south across the River Irwell, and close to the University of Salford. The Order Land is well served by public transport both by train links via Salford Central Station to Bolton and Wigan and by frequent bus services to the city centre.

3.2 The Order Land sits within the wider Salford Quays/Irwell Corridor Area which was designated in 2009 by the NWDA as one of the strategic regional sites for the Northwest. The designation is intended to provide a clear sense of priorities and direction to all public and private sector partners in relation to the implementation of the Regional Economic Strategy. The NWDA considers that the designated sites have the potential to provide attractive opportunities for future investment, build on existing clusters of knowledge based activity especially close to universities and other research and knowledge clusters, encourage the development of knowledge based industries within areas of regeneration and support economic growth and restructuring.

3.3 In addition, the Order Land benefits from a rich built and natural environment. As described above, there are a number of noteworthy listed buildings including the Grade II* Cathedral of St. John and Cathedral House and the Grade II former Town Hall, and the historic core falls within the Adelphi and Bexley Square Conservation Area. The area also benefits from an extensive frontage to the River Irwell and Manchester Bolton and Bury Canal linkages. 

3.4 However, the area suffers from a number of problems. The general decline over the latter part of the twentieth century in industrial activity has impacted heavily upon the physical make up of the Order Land and its socio-economic well-being. The loss of much of the industrial base has resulted in many of the factories, warehouses and premises that that once housed these industries falling into disrepair, becoming vacant or being lost entirely. A significant number of vacant and derelict buildings and sites now proliferate the Order Land, particularly along Chapel Street. Some 16.2% of the total area around Salford Central is currently vacant compared with 5.46% for Salford as a whole. 

3.5 The decline in industrial activity has lead to a loss of population here, and the dwindling population has been unable to support the local shops and facilities that are needed to serve the needs of residents, with many of these local facilities being lost. The loss of population is demonstrated by the population density statistics which reveal that the area around Salford Central has a population density of 11.26 persons per hectare compared with 22.23 for the wider Salford area. 

3.6 At the same time there has been a failure on the part of the private sector to invest to any significant degree in the area, and poor quality infrastructure within the Order Land has presented further problems. For example, the Chapel Street corridor remains heavily trafficked and is not conducive to pedestrian movement. It forms a barrier between the communities to the north and south. The rail lines which run east-west through the Order Land also limit connectivity with the areas to the south of the Order Land. Further, vast areas of surface level car parks, some of which have resulted from stalled development schemes, have been introduced which form unproductive uses of the land and create a temporary feel to the existing land uses. Temporary car parking now dominates the large expanse of the Order Land between between Salford Central Station and the River Irwell. 

3.7 Socio-economically, the area suffers lower than average incomes and higher unemployment than the regional and national averages. Figures for Salford as a whole reveal that in 2008/09 9.2% of the economically active population were unemployed compared with 7.6% regionally and 6.9% nationally. Salford also suffered from lower incomes with the average full time gross weekly pay of £432 compared with £460 regionally and £491 nationally. The Order Land itself is ranked within the top 10% of nationally deprived areas. A number of factors contribute to the levels of deprivation including 27% of individuals with a long term illness, 16.2% of individuals who felt that their health was “not good” and 6% of the working aged population claiming Job Seekers allowance

3.8 Despite these problems, there are significant regeneration opportunities in Salford Central. Building on the success of Spinningfields, there is a major opportunity to extend the Regional Centre business growth northwards into Salford Central. This is considered to be a one-off opportunity to attract premium office development which would not only transform the area around Salford Central Station but also kick start the wider regeneration of Salford Central. The failure to capture the expansion of Manchester’s premium office market in this way would represent a significant missed opportunity which would delay and jeopardise the regeneration of Salford Central.

3.9 The opportunity also exists, through a comprehensive approach to redeveloping the area as a whole, to reestablish Salford Central’s historic core as an attractive place to live and work, led by highways and environmental improvements, appropriate redevelopment of gap sites as part of the redevelopment of the Chapel Street frontage and productive reuse of a number of historically significant and listed buildings. It is considered that improvements to the public spaces and environment surrounding the exiting listed buildings and the Conservation Area, which the Development will provide, will significantly enhance the attractiveness of existing historic properties for new uses such as creative industries, small businesses, cafes, restaurants and bars. The URC’s Chapel Street building frontage improvement scheme will complement the development proposals for the Order Land by providing grant assistance for owners carrying out improvements to the fabric of the building frontages and further encourage the productive use of properties within the historic core. Despite the obvious levels of deprivation and the effect of the recession, the rate of business foundation for Salford in 2008/09 was slightly above the regional and national rates and a broad mix of types of businesses comprising professional, scientific and technical were located within the Order Land.

3.10 Further opportunities exist to take forward the delivery of the Irwell River Park. The implementation of this project involves a collaboration of Manchester City Council, Salford  City Council, Trafford Metropolitan Borough Council and the URC. The vision for the project is to see the restoration of the River Irwell to create a new and exciting urban park focusing on its spectacular industrial and architectural achievements, attracting new waterfront development and activities and linking neighbourhoods and communities with the heart of the Regional Centre. Within Salford Central the project aims to deliver a number of infrastructure improvements including a new pedestrian bridge linking Spinningfields to Stanley Street, the creation of a new public space on the Salford bank providing a connection to Salford Central Station, improvements to and extensions of existing walkways and improvements to landing stages and mooring points for visiting boats.

3.11 The regeneration of the Order Land will also be supported by further planned improvements to Salford Central Station in particular the formation of an additional western entrance to the station, the use and refurbishment of additional station platforms and associated improvements to the fabric of the station buildings.

3.12 In addition, the successful regeneration of the Order Land will assist and contribute to the success of other regeneration initiatives of the Council and the URC, and in particular the Islington Estate, which lies immediately adjacent to the Order Land. This is explained in more detail below.

4. HISTORIC INTERVENTION IN THE AREA


4.1 A number of regeneration initiatives have been pursued in recent decades in an attempt to address some of the deep rooted problems experienced by the area. Details of the programmes within and around the Order Land since 1980 is set out at Appendix [4].


4.2 Of perhaps most significance was the Chapel Street Regeneration Strategy, launched in 1998, which attempted to set down a strategy for addressing the problems faced on a broader basis than previous initiatives. The Strategy incorporated a land acquisition programme with the North West Development Agency (“NWDA”) which sought to identify constraints at key development sites and measures to deal with these, assemble key sites and buildings and provide an element of grant assistance. The Strategy led to a number of successful outcomes, including the investment of £150m in the Salford Central area and the development of nearly 1,000 new homes and an associated increase in population by 2004.

4.3 Despite the successes of the Strategy, the Council and its partners have recognised that the investment secured has not brought about transformational change in the Order Land and has not brought about the comprehensive regeneration required in Salford Central. The lack of development activity has been due to a number of different factors which include:

· Critical Mass of Development - To date it has proved impossible to deliver the extent of development needed to transform the Order Land. However, the proposed extension of the Regional Centre into the Order Land provides an unique opportunity to achieve the necessary critical mass of development;

· Scale and Quality of Development - Many of the development sites previously identified, for example around Chapel Street, have not been of a sufficient scale to attract the type of developers that possess the expertise and resources to progress their redevelopment. The approach underpinning the Order offers opportunities for creating larger strategic sites that are capable of attracting experienced developers with track records of delivering high-quality development and who have access to larger sources of funding;

· Demand for Uses - Whilst the need to provide replacement local facilities such as shops and places to meet has previously been identified, potential developers have not pursued these uses as there is a perceived lack of critical mass of local residents to support such facilities. The wider redevelopment of the Order Land will deliver the required critical mass of development;

· Accessibility and Transport Infrastructure - The A6 dual carriageway which runs through the Order Land provides direct access to the city centre but limited access to sites fronting onto the road. The Manchester to Bolton railway line also restricts movement between the Order Land and the land to the south. The improvement of local access from the A6 and improvement to linkages across the railway line can only be achieved as part of a comprehensive regeneration of the Order Land;

· Fragmented Ownership - Multiple ownerships have made it difficult to bring forward large scale regeneration projects and owners’ expectations of land values have sometimes been excessive. The use of compulsory purchase powers will enable the assembly of necessary sites to deliver the comprehensive regeneration of the area;

· Speculative Owners - A number of sites have been sterilised because they have been acquired by speculators with the expectation that the Council or URC may pursue a wider regeneration initiative which will result in increases in land values in the area; 

· Car Parking Values - Frequently owners have secured ongoing revenues from car parking uses which has discouraged them from bringing forward redevelopment. As these uses have become established they have become difficult to displace. Again, this can only be addressed by bringing forward the comprehensive regeneration of the Order Land.

· Image - The general run-down appearance of the area and various criminal and anti-social activities have impacted on investor confidence in the area. The comprehensive development of the Order Land offers the greatest potential to address these issues;

Need for a New Approach

4.4 Following the limited success of previous regeneration initiatives in parts of Salford Central, the Council and its partners recognised that the true extent of the area’s deep rooted problems can only be tackled, and the opportunities presented by the area can only be realised, through pursuing the comprehensive redevelopment of the area.


4.5 In 2006 the Council adopted its Unitary Development Plan (“the UDP”). The key UDP policy for Salford Central is Policy MX1 which aims to secure the future of Salford Central as a quality, vibrant mixed use area that plays an important role in the economy of the Regional Centre. The UDP envisages a mix of housing, offices, tourism uses (including hotels), leisure uses, cultural uses, education uses, community facilities, retail and food and drink uses.

4.6 In parallel with the progression of the UDP, the Government established the URC with the mission of driving the regeneration of Central Salford. The founder members of the URC are the Council, the NWDA and English Partnerships (now the Homes and Communities Agency). The remit given to the URC by the Government was to work with local people, national, regional and local agencies and the private sector to transform the area, using a mixture of public assets, funding and powers to attract private sector investment, stimulate quality development and strategically deliver and coordinate the sustainable regeneration of the area.


4.7 In order to demonstrate in more detail how the area may be comprehensively redeveloped, the Council prepared the Salford Central Planning Guidance, adopted in 2008. This demonstrates how UDP Policy MX1 can be delivered, and provides a masterplan and implementation strategy for the comprehensive regeneration of the area over a 10-15 year period. By establishing the framework for the holistic regeneration of Salford Central it is anticipated that many of the problems that hindered earlier regeneration initiatives will be overcome.

4.8 Policy SC2 of the Planning Guidance provides that for proposals on individual sites to be considered acceptable, parties must demonstrate by reference to the comprehensive Development Framework how the proposals would form part of a wider, connected series of developments. The Salford Central Development Framework was prepared by the Council and the URC, and adopted by the Council in 2009. The Development Framework builds on the policy guidelines set out in the Planning Guidance and sets out clear guidelines for the comprehensive development of the area. 

5. THE CONTEXT OF THE PROJECT


5.1 The proposals build on and will assist the delivery of a number of existing regeneration initiatives, including:


Salford’s Community Plan

5.2 Salford’s second Community Plan, ‘Making the Vision Real’, was published in December 2005. It sets out a vision for Salford, which is:


“In 2016, Salford will be a beautiful and welcoming city, driven by energetic and engaged communities of highly skilled, healthy and motivated citizens, who have built a diverse and prosperous culture and economy which encourages and recognises the contribution of everyone, for everyone.”

5.3 The Community Plan identifies seven themes for achieving this vision, which are: a healthy city; a safe city; a learning and creative city; a city where young people are valued; an inclusive city; an economically prosperous city; and a city that is good to live in.


Central Salford Vision and Regeneration Framework


5.4 This provides the context for the URC and its partners to work together towards the common goal of making Salford Central physically, socially and economically transformed - a place which will be beautiful, vibrant and prosperous. The Regeneration Framework was completed in 2005 following extensive research and engagement with stakeholders and, following a comprehensive consultation and engagement programme involving public, voluntary, and community agencies and social enterprises, was approved in 2006.


5.5 The Regeneration Framework identifies four transformational areas as places which have the potential to improve Central Salford’s contribution to the success of the Regional Centre. These areas will in turn generate catalytic benefits throughout all of Central Salford and the rest of the city. The Salford Central Transformational Area is of most relevance in relation to the Order Land together with the Irwell Corridor Transformational Area.


Salford Central


5.6 The objective is to restore and revitalise Salford Central as the heart of Salford, serving its neighbourhoods and contributing to the success of the Regional Centre. The key projects identified in the Regeneration Framework include: 


· Exchange Greengate - The aim is to transform a neglected area of the Regional Centre to realise its residential, office and retail potential. It is proposed to accommodate the expansion of the Grade A and other office market in Manchester City Centre and to create a self supporting community with shops, offices, public squares, streets and pedestrian connections;


· Salford Central Station and Corporate Centre - The aim is to realise the westward growth of corporate development in the Regional Centre through the establishment of a corporate centre at Salford Central Station, directly opposite Spinningfields in Manchester. This will comprise the development of large floor plate, high density office uses. Work will be undertaken to further improve Salford Central Station through the formation of an additional western entrance and the provision of links through the viaduct to a new area of open space on the Salford bank;


· Islington Estate District - The aims are to encourage new commercial and residential uses and to support the emerging creative industries sector within Salford;


· The Islington Estate - The residential Islington Estate, which lies immediately adjacent to the Order Land, is the subject of an initiative to secure its improvement. This initiative is being advanced by the Council, working with its partner Salix Homes and the URC. The Development of the Order Land has been designed to ensure that they are integrated so that there are strong linkages and permeability between the Salford Central proposals and the improvement of the Islington Estate, and the new facilities and development to be provided by the Salford Central development will provide facilities and opportunities for the residents of the Estate.


· The Historic Core - A heritage based scheme will be developed involving the enhancement and reuse of historic buildings and development of complementary and contrasting contemporary new buildings and open spaces on vacant sites;


· Middlewood Locks - The Manchester, Bolton and Bury Canal has been uncovered and restored. A mixed-use residential led area will be developed along the Canal edges together with public open space, walkways and pedestrian bridges;


· Manchester, Bolton and Bury Canal - Work has commenced on the realignment, reconstruction and restoration of the Canal and will be realised in parallel with new development within Salford Central; and


The Irwell Corridor

5.7 The River Irwell Corridor is a hidden asset and the objective is to carry out physical and environmental improvements along the corridor to unlock its potential and to support the development of strategic sites that adjoin the corridor. Specific proposals are currently being taken forward by the partner a local authorities and the URC under the Irwell River Park Planning Guidance 2008.


The Green and Walkable Streets Project

5.8 The Green and Walkable Streets Project is a key element within the URC’s Community Regeneration Programme. Its principal objective is to improve streets, open spaces and building frontages to support the sustainable regeneration of priority transformation areas like Chapel Street. The project will link together the larger scale major boulevarding and public realm projects and the small scale local neighbourhood improvements. In Salford Central, the project will specifically support ECf’s investment to ensure that regeneration is comprehensive across the area.


5.9 Implementation of phase 1 of the Project commenced in December 2009 and involves the expenditure of £535,000 on improvements and enhancements to  Bexley Square, Cathedral Walk, St John’s Square and the gardens to the west of the Cathedral. Improvements include new paving and footways, replacement street lighting, architectural lighting, new seats, bollards and bins and new planting.


5.10 Phase 2 of the Project will focus on improvements to existing building frontages in the Bexley Square area. The works will be tailored to the requirements of individual properties. However, the scope of works will include structural repairs to frontages, stone cleaning, door and window replacement, shop front refurbishment or replacement and signage improvement.


6. PLANNING POLICY


National Planning Policy 


PPS1: Delivering Sustainable Development (2005)


6.1 PPS1 sets out the Government’s overarching planning policies on the delivery of sustainable development through the planning system. It provides that planning should facilitate and promote sustainable and inclusive patterns of urban and rural development by making suitable land available for development in line with economic, social and environmental objectives to improve people’s quality of life;  contributing to sustainable economic development; protecting and enhancing the natural and historic environment, the quality and character of the countryside, and existing communities; ensuring high quality development through good and inclusive design, and the efficient use of resources; and ensuring that development supports existing communities and contributes to the creation of safe, sustainable, liveable and mixed communities with good access to jobs and key services for all members of the community.


6.2 The Development has been designed in accordance with these principles and it follows that the implementation of the Development will secure the sustainable economic, social and environmental objectives of PPS1.


PPS: Planning and Climate Change - Supplement to PPS1 (2007)


6.3 The Planning and Climate Change Supplement provides that new development is expected to minimise energy consumption and minimise carbon dioxide emissions; deliver a high quality local environment; provide public and private open space as appropriate; provide for sustainable waste management; and create and secure opportunities for sustainable transport.


6.4 The Development will be designed to meet the prevailing standards in relation to energy consumption and carbon reduction and will secure the delivery of a high quality of local environment comprising quality open spaces and providing for sustainable waste management. The excellent rail links via Salford Central Station, good bus linkages and improvements to cycling and walking routes will provide opportunities for sustainable transport.


PPS3 Housing (2006)


6.5 The policy objectives contained in PPS3 seek to deliver high quality housing; a mix of housing, both market and affordable; sufficient quantity of housing taking into account need and demand; housing developments in suitable locations, which offer a good range of community facilities; and a flexible and responsive supply of land making effective and efficient use of land in particular contributing to the national target of 60% of new housing to be provided on previously developed land.


6.6 The Development will deliver a wide range of house types, including apartments and townhouses, and a range of tenures to meet demand from the existing community and those people attracted to live in the area. New housing will be complemented by a range of new facilities and will be developed entirely on brownfield land in accordance with PPS3.


PPS4: Planning for Sustainable Economic Growth (2009)


6.7 The Government’s objectives for achieving sustainable economic growth are to build prosperous communities by improving the economic performance of cities, towns, sub-regions and local areas; reduce the gap in economic growth rates between regions, promoting regeneration and tackling deprivation; and deliver more sustainable patterns of development through reducing the need to travel and responding to climate change. In relation to town and other centres the Government policy promotes the vitality and viability of main town centres and wants new economic growth and development of main town centre uses to be focused in existing centres.


6.8 The Development will secure the comprehensive regeneration of Salford Central and in doing so will improve economic growth rates and tackle deprivation within the area. Whilst Salford Central is not identified in the UDP as an existing town centre, the Planning Guidance and Development Framework which postdate the UDP support town centre uses including a range of office types, retail, leisure, community and cultural uses within the Chapel Street ‘spine’.


PPS5: Planning for the Historic Environment (2010)


6.9 PPS5 sets out the Government’s overarching aim that the historic environment and its heritage assets should be conserved and enjoyed for the quality of life they bring to this and future generations. To achieve this, the objectives contained within PPS5 include the delivery of sustainable development by ensuring that policies and decisions concerning the historic environment recognise that intelligently managed change may sometimes be necessary if heritage assets are to be maintained for the long term; and the conservation of England’s heritage assets in a manner appropriate to their significance by ensuring that wherever possible, heritage assets are put to an appropriate and viable use that is consistent with their conservation.


6.10 The Development has been designed in accordance with the Planning Guidance and Development Framework which aim to significantly enhance the quality of the architecture and historic value of buildings within the historic core in a manner that will contribute to the comprehensive regeneration of the whole of Salford Central in accordance with PPS5.


Other Government Guidance


6.11 The Development is also consistent with Government guidance contained in other relevant national polices, which are listed in Appendix [5].


The Development Plan


6.12 The statutory development plan for the area comprises the Regional Spatial Strategy for the North West and the City of Salford Unitary Development Plan 2004 – 2016. The Salford Central Planning Guidance and Development Framework sit within the context of the statutory development plan. 

Regional Spatial Strategy for the Northwest (RSS)


6.13 The sustainable development principles enshrined within PPS1 are given effect through the RSS spatial principles. These principles seek to promote sustainable communities, economic development, make the best use of resources, increase accessibility, marry opportunity and need, promote environmental quality and adapt to climate change (RSS Policies DP1 - DP9). Policy DP1 provides that all individual proposals, schemes and investment decisions should adhere to these principles.


6.14 Policy RDF1 states that the first priority for growth should be the Regional Centres of Manchester and Liverpool. Policy MCR1 places emphasis on encouraging investment and sustainable development within the Manchester Regional Centre and Policy MCR2 specifies that the Regional Centre should continue to form the main focus for business, retail, leisure, cultural and tourism development within Manchester City Region.


6.15 Policy W1 identifies that opportunities exist to strengthen the Manchester Regional Economy through developments in the financial and professional services, media and creative and cultural industries. Policy W2 provides that regionally significant economic development will be located close to sustainable transport nodes.


6.16 It is considered that these RSS Policies provide strong support for the Development at Salford Central. 

City of Salford Unitary Development Plan (UDP) (2006)


6.17 Salford’s UDP was adopted in June 2006, and sets the strategic planning framework for the City. It identifies Central Salford as the major focus for regeneration and investment within the City, with the goal of developing Central Salford as one of the most popular and attractive places to live within the inner areas of Greater Manchester.

6.18 The principal UDP policy that applies to the Order Land is Policy MX1 - Development in Mixed Use Areas. This provides that Chapel Street East/Chapel Street West will be developed as vibrant mixed-use areas with a broad range of uses and activities, and development within them will be required to support this.

6.19 In relation to Chapel Street East, lying within the (Trinity Way) Relief Road, the reasoned justification to Policy MX1 states that the large areas of surface commuter car parking constitute an inefficient use of land and provide significant potential for redevelopment. Further, it states that there are strong commercial opportunities across the area, but particularly around Salford Central Station, linking to the Spinningfields Development in Manchester. It states that in the region off 2,000 dwellings will come forward in the area during the UDO period. It highlights opportunities to improve connections within the area through the reduction in traffic along parts of Chapel Street and to take more advantage of the riverside location.

6.20 The Policy MX1 reasoned justification also indicates that Chapel Street West, lying outwith the (Trinity Way) Relief Road forms a key gateway to the City Centre and provides a number of opportunities along the Chapel Street frontage for development of a full mix of uses, including facilities to serve the local population, as well as high quality architecture to complement the existing conservation areas. It highlights the potential to secure a broader mix of housing types than may be possible within Chapel Street East.

6.21 The Development has been designed in accordance with the terms of Policy MX1. Significantly, Policy DEV6 - Incremental Development provides the Council with the ability to resist incremental development that would unacceptably hamper or reduce the development options for areas identified for major development including Salford Central. As such, it supports the position whereby development will be brought forward for Central Salford only where it will comprehensively deal with the regeneration of the entire area.

6.22 A number of further UDP Policies support the Development. Policy ST7 - Mixed-use Development provides that mixed-use development that minimises the need to travel will be focussed on the Chapel Street regeneration area. Policy MX2 - Chapel Street Frontage provides that development along Chapel Street will be required to incorporate active uses at ground floor level. These may include retail, financial and professional services, food and drink, leisure, non-residential institutions and culture and tourism.

Salford Local Development Framework

6.23 The Council is progressing the production of the Local Development Framework for the city. The first Local Development Document that is being taken forward is the Core Strategy which sets out the spatial vision for the city to 2027. Consultation on the draft Core Strategy closed in January 2010 with adoption of the Core Strategy forecast for September 2011. The process of preparation of the Allocation Development Plan Document, which will identify sites within the city for specific types of development, will commence in early 2011. [It is envisaged that Salford Central will be one of those sites identified.]


Salford Central Planning Guidance  (2008) 


6.24 To take forward the vision for Salford encapsulated in the UDP and to facilitate and promote the comprehensive regeneration of the area, the Council prepared the Salford Central Planning Guidance. A consultation draft of the Planning Guidance was the subject of extensive consultation, comments were taken into consideration and the Guidance amended where appropriate. The Guidance was adopted on 19 March 2008.


6.25 The Planning Guidance covers and area extending to 50.4 hectares, bounded by the River Irwell to the east, the Manchester to Bolton railway line to the south, Oldfield Road and the River Irwell at The Meadows to the west, and Adelphi Street, Peru Street and Cleminson Street to the north. It includes the Order land.


6.26 The vision set out in the Planning Guidance is to comprehensively regenerate Salford Central to help diversify its economic base and bring in new activity and, in transforming the area, to create a distinctive new part of the city centre, with new high quality commercial and residential properties and leisure uses, new urban environments, dramatic public spaces and new connections to the heart of the city centre.


6.27 The Planning Guidance is addressed primarily to stakeholders in the regeneration process, in particular, landowners, local businesses and residents, statutory agencies, public sector organisations and private developers. It aims to ensure that new development, public realm and infrastructure is fully planned, connected and of an exceptional design quality and, further, that it is integrated with the surrounding area and successfully linked with other initiatives.


6.28 The Planning Guidance at this stage does not form part of the Council’s Local Development Framework. However, the Council intends that the Planning Guidance principles will inform and guide its Core Strategy and its Allocations Development Plan Document. In the meantime, the Council intends that the Planning Guidance will form a set of principles to ensure the appropriate mix of uses and high quality design in new development in the area and the Planning Guidance will form a material consideration in the determination of planning applications in Salford Central.


6.29 The key policies contained within the Planning Guidance are:


6.29.1 Policy SC1 - Need for a Comprehensive Approach


This provides that the transformation of the whole of Salford Central into a successful, vibrant and sustainable mixed use urban area can only be achieved if the area is dealt with comprehensively. Securing the regeneration of the Historic Core and Chapel Street South is seen as a particular priority;


6.29.2 Policy SC2 - Development Framework


This policy requires the promoter of development proposals to demonstrate, by reference to the Development Framework (to be prepared by the URC, how the scheme would form part of a wider, connected series of developments conforming with the policy guidelines contained in the Planning Guidance;


6.29.3 Policy SC3 - Planning Obligations


The Council will secure contributions from developers of new developments on the more attractive sites in order to achieve the successful and sustainable comprehensive regeneration of the whole of the area;


6.29.4 Policy SC6 - Urban Form, Density and Building Heights


New developments shall take on the established urban form of the Regional Centre with its dense and compact blocks;


6.29.5 Policy SC12 - The Historic Core


The Historic Core will include striking, quality infill development that builds on the quality and character of the area for institutional, educational or cultural facilities together with residential development;


6.29.6 Policy SC13 - Chapel Street South


Chapel Street South will include high quality, adaptable, contemporary housing with a range of residential types and sizes and with a focus on families; and smaller scale high quality, adaptable contemporary commercial units in a range of sizes. These will be complemented by smaller scale retail, leisure, community and cultural uses;


6.29.7 Policy SC14 - Salford Central Station Area


Salford Central Station will include development of large floorplate Grade A landmark architecture office buildings with active ground floor uses set in high quality connected and animated public realm; and a mix of commercial and residential developments in the River Irwell Quays quarter.


6.30 In order to further assist with the delivery of its aspirations for the area, the Council proposed that a more detailed Development Framework for Salford be prepared to guide and influence the future of key sites and areas and the provision of new infrastructure.


Salford Central Development Framework (2009)

6.31 The Planning Guidance paved the way for the production of a comprehensive Development Framework and Policy SC2 of the Planning Guidance indicates that the Council requires developers to demonstrate by reference to the Development Framework how their proposals would form part of the wider, connected series of developments within the area.


6.32 The Development Framework document was the subject of extensive consultation before the final version was published. All comments received during the consultation were considered and the document was amended where appropriate. The Development Framework was adopted by the Council in May 2009.


6.33 The Development Framework is a detailed masterplan and implementation strategy to guide the future development of the area. It identifies character areas and indicates how these may be better connected and integrated and sets the parameters for building scale, height, and massing and their relationship to the routes and spaces within the area. The Development Framework forms a material consideration in the determination of planning applications.


6.34 The Development Framework describes Salford Central in terms of Character Areas and the existing Character Areas that affect the Order Land have been discussed at paragraphs 2.6 to 2.10 above. The Development Framework sets out proposals for Salford Central by reference to new Character Areas. The ‘New Chapel Street’ covers the Chapel Street spine itself and the existing Salford Central Station Area has been split into the ‘Salford Central Station and the Corporate Centre’ and ‘River Irwell Quays’. The Order Land spans five separate character areas, the Historic Core, New Chapel Street, the Chapel Street Neighbourhood, Salford Central Station Area and Corporate Centre and River Irwell Quays. The scheme has been designed to realise the visions for these Character Areas. The visions for the respective Character Areas are, in brief:


· A  Revitalised Historic Core - The tremendous architecture will be enhanced through selective infill development and creative conversion and re-use of existing structures that builds on the existing qualities of the area;


· Chapel Street - Chapel Street will be reborn as the ‘spine’ forming the focus through Salford Central;


· New Chapel Street Neighbourhood - The area to the south of Chapel Street will be transformed into a thriving residential neighbourhood that offers a mix of opportunity for urban living;


· Salford Central Station and Corporate Centre - The strategic location next to Salford Central Station and Spinningfields offers a fantastic opportunity to develop this area as a new commercial hub and corporate centre;


· River Irwell Quays - A mix of commercial and residential development together with riverside walkway and cycle route will be formed.


Other Planning Guidance


6.35 In addition to the UDP, there are other planning policy documents that have been adopted by the City Council or are under preparation. The policies within these documents complement the Salford Central Planning Guidance and should be read alongside it. The relevant guidance comprises:

· Design and Crime Supplementary Planning Document (adopted July 2006) - This provides guidance on the design and layout of the physical environment so as to reduce crime, the fear of  crime and anti-social behaviour;

· Greenspace Strategy Supplementary Planning Document (adopted July 2006) - This provides a comprehensive spatial strategy for the protection and enhancement of green space resource, identifying deficiency areas and key sites for provision and improvement;


· Nature Conservation and Biodiversity Supplementary Planning Document (adopted July 2006) - This seeks to ensure that there is no net loss of nature conservation assets and, where appropriate, there is an improvement in them;


· Planning Obligations Supplementary Planning Document (adopted March 2007) - This provides detailed guidance on the use of obligations to ensure that developments make an appropriate contribution to the provision of open space; the improvement of public realm, heritage and infrastructure; the training of local residents in construction skills; and the offsetting of greenhouse gas emissions;


· Housing Planning Guidance (adopted December 2006) - This provides specific guidance on the mix of dwelling types, the size of dwellings, the provision of affordable housing, and the provision of student housing;


· Development Control Practice Note: UDP Policy E5 – Development in Established Employment Areas (adopted February 2007) - This practice note clarifies the criteria required to justify the redevelopment of sites within an established employment area for non-employment uses;


· Design Supplementary Planning Document (adopted March 2008) - This seeks to raise the quality of the built environment and ensure that high standards of design are achieved; 


· Sustainable Design & Construction Supplementary Planning Document (adopted March 2008) - This provides guidance on the integration of sustainable design and construction methods in new developments;


· Irwell River Park Planning Guidance (adopted March 2008) - This establishes a set of principles to ensure the provision of a continuous river walkway suitable for pedestrians and cyclists and the high quality design of new public open spaces and other infrastructure.


· Flood Risk and Development Planning Guidance (adopted July 2008) - This sets out circumstances where a Flood Risk Assessment will be required and sets out surface water drainage requirements.

7. THE PROPOSALS UNDERPINNING THE ORDER


7.1 The Development comprises the comprehensive and holistic regeneration of Salford Central to create, through the delivery of new offices, commercial, retail, leisure and residential uses and complementary open space and public realm improvements, a new sustainable community and commercial quarter within the backdrop of Salford’s historic core, which will form part of the Regional Centre.


7.2 The size of the Development and the mix of uses proposed respond to the clear planning framework that is provided by UDP Policies MX1 and MX2, the Salford Central Planning Guidance and the Salford Central Development Framework. This planning framework is perhaps most clearly expressed in paragraph 2.1 of the Planning Guidance which states that:


“The vision for Salford Central is to comprehensively regenerate this important area of the City of Salford and the Regional Centre to help diversify its economic base and bring in new activity. The transformation will create a distinctive new part of the city centre, with new high quality commercial and residential properties and leisure uses, new urban environments, dramatic public spaces and new connections to the heart of the city centre.”

7.3 Accordingly, the Order Land boundary has been drawn widely, extending to [TBC] ha, to ensure that the regeneration benefits arising from the expansion of the Regional Centre will flow throughout Salford Central, as envisaged by the Planning Guidance. 


The Planning Application


7.4 A ‘hybrid’ planning application reference 09/57950/EIAHYB for the Development was submitted to the Council by ECf on 27 June 2009. The planning application description was:


“Outline application for a comprehensive phased regeneration of Salford Central, including selective demolition, for a mixed-use development of new, improved, altered and replacement buildings for offices/commercial use (use classes A2 and B1, maximum 197,010 sqm), retail, food and drink and entertainment (use classes A1, A3, A4 and A5, maximum 24,255 sqm), leisure (class D1), hotels (class C1, maximum 140 and 250 bedrooms) and residential use (maximum 849 dwellings) together with associated car, parking, landscaping and infrastructure. Detailed application for highway and associated works to Chapel Street (between Oldfield Road and Trinity Way) and laying out of public space at Stanley Street.”


7.5 Detailed planning permission was sought for:


· Zone B (Commercial Quarter) - the provision of new public realm at the landing point of the new Spinningfields footbridge which will form the first phase of the future Stanley Square; and


· Zone K (Chapel Street - Highway Zone) - works within the Council’s ownership associated with the delivery of the re-designed Chapel Street to include new signalised junctions, pedestrian crossings, traffic calming, resurfacing in quality materials, footway improvements and bus lane facilities.


7.6 Outline planning permission was sought for the remainder of the Development with matters of access and layout submitted for determination and matters of scale, appearance and landscaping forming reserved matters. The main elements are as follows:


· Zone A (Irwell Quays Commercial District) - development of up to 62,120 sqm of new office floorspace provided through 5 office blocks ranging in height up to 10 storeys with ground floor commercial uses and 470 car parking spaces provided in a multi storey car park and basement car parking. New pedestrian links are to be provided along the River Irwell with a new riverside walk, upper-level path and public open space forming part of the Irwell River Park;


· Zone B (Commercial Quarter) - development of up to 109,590 sqm of new Grade A office floorspace as an extension to the existing Spinningfields ‘Central Business District’, aimed at attracting headquarter users, provided through 6 blocks ranging between 8-10 storeys with ground floor commercial, retail and leisure uses and potential for a 4-star hotel and 600 space multi storey car park;


· Zone C (River Irwell Quays Residential) - provision of up to 208 apartments in a new residential block with new public open space, a new riverside walk, links to the Manchester, Bolton and Bury Canal and cycle routes;


· Zone D (Gore Street) - development of up to 18,440 sqm of new office floorspace provided through buildings of 7-10 storeys with ground floor uses for commercial, retail and leisure uses and an option to provide a 140 bed hotel;


· Zone E (Chapel Street South) - provision of up to 4,670 sqm of new office floorspace and up to 3,500 sqm of retail floorspace along with a mix of creative industries, leisure, food & drink uses at ground floor level in buildings of up to 6 storeys with residential uses for the upper floors;


· Zone F (Chapel Street North) - improvements of the public realm, streets and footpaths as part of the URC’s Green and Walkable Streets Programme;


· Zone G (St. Philip’s Church NE) - development of up to 31 town houses within buildings of up to 4 storeys;


· Zone H (St. Philip’s Church SE) - development of up to 12 townhouses, 33 apartments and up to 2,276 sqm office space in new buildings of up to 4 and 5 storeys;


· Zone J (Islington Park) - Islington Park will be remodelled, taking in space left from the closure of East Ordsall Lane;


· Zone L (Adelphi Street) - a residential led development of up to 14 storeys in height with up to 950 sqm of ground floor commercial/retail space.


7.7 The boundaries of the Development zones are shown on Plan 3 appended to this Statement of Reasons.


7.8 The Development is informed by a masterplan which presents building blocks of different characters, balance of uses and permits flexibility within the blocks. The masterplan is flexible and adaptable in order that it may remain implementable over the 10-15 year lifetime of the Development. Whilst the blocks permit flexibility of uses, upper parameters for each Zone and block for different uses are set which will avoid any one Zone being dominated by a single land use and will therefore respect the mixed-use principles of the UDP, Planning Guidance and Development Framework. Critical to the success of the regeneration of Salford Central will be the development of the new commercial hub, between Salford Central Station and the River Irwell, and the regeneration of the historic core around Chapel Street within a common timeframe.


7.9 The application was accompanied by an Environmental Statement and was subjected to the publicity requirements under the Environmental Impact Assessment Regulations. The planning application was also accompanied by a number of supporting documents including a Regeneration Statement, an Affordable Housing Statement, a Retail Assessment, a Heritage Statement, a Public Open Space Statement, Chapel Street Highway and Public Realm Design Statement and a Statement of Community Involvement.


7.10 As mentioned above, the planning application was a hybrid application, part detailed and part outline. Detailed permission was sought for highway improvements to Chapel Street within Zone K as it is considered to be important to allow works to be undertaken early in the Development to break down the physical and perceived barriers between areas to the north and south of Chapel Street. Detailed permission was also sought for a first phase of public realm improvements to Stanley Street within Zone B to allow an initial phase of streetscaping to be undertaken at the landing point of the new Spinningfields footbridge. Outline permission was sought for all other parts of the Development with details of access and layout submitted for determination and scale, appearance and landscaping forming reserved matters. 


7.11 The planning application sought approval for the Development to be brought forward in phases over a 10-15 year development period. The application was based upon a detailed masterplan framework that enables individual buildings to be brought forward in separate phases in accordance with the defined programme in response to market demand.


7.12 The Development has been designed to specifically address the problems experienced by the Order Land which have been identified at paragraph 3 above. The main commercial elements of the Development will be focussed into larger Grade A offices within the Salford Central Station and Corporate Centre. This will harness the demand for new premium office space as development of office space is completed at Spinningfields and transform the large areas of vacant land that currently blight this part of Salford Central. A large proportion of the 9,500 potential work opportunities that will be generated by the scheme proposals will be created within the new premium office area. This will also significantly contribute towards changing the socio-economic profile of the area through providing greater accessibility to employment opportunities.


7.13 A proportion of the net development receipts achieved in relation to the premium office area will be used to bring forward development along Chapel Street and secure improvements to the public realm and highway infrastructure that the market would not otherwise support. The proposed uses for Chapel Street comprising a mix of office, studio, workshop, commercial, retail, food and drink and leisure uses will secure the redevelopment of derelict buildings and development of gap sites and attract local businesses, start up businesses, creative industries and foster links between the University of Salford. Highway works and public realm improvements will be implemented which improve local connections and permeability, reduce the dominance of vehicles and enhance facilities for pedestrians and cyclists on Chapel Street and the surrounding local networks which will improve the attractiveness of the Historic Core and enhance the setting of its listed buildings and the character of the Conservation Area.


7.14 The mixture of house types that are proposed comprising townhouses and apartments will attract a diverse and sustainable community. The new community that will be attracted will support the planned local shops, services and facilities.


7.15 Overall the Development will capitalise on the unique opportunity to build upon the success of the Spinningfilelds area and will secure the transformation of Salford Central through delivering a distinct and vibrant urban centre


8. CONSULTATION

8.1 The Council undertook an extensive consultation exercise in preparing both the Planning Guidance and the Development Framework for Salford Central in order to engage a wide range of stakeholders including landowners, developers and agents, businesses, public and community sector stakeholders, and local residents. 


8.2 The draft Development Framework was subject to a formal 3 week period of public consultation between 13 May and 3 June 2008. Detailed records of the consultation process undertaken are set out in supporting documents Salford Central Planning Guidance – Consultation Statement (March 2008) and Salford Central Development Framework – Consultation Statement (March 2009). A detailed record of all representations and the changes to the Planning Guidance and Development Framework resulting from these, are set out in Salford Central Planning Guidance – Schedule of Representations (March 2008) and Salford Central Development Framework – Schedule of Representations (March 2009). 


9. PLANNING PERMISSION 

9.1 The Council resolved to grant planning permission for the Development on 21 January 2010 subject to it being referred to the Secretary of State and the Secretary of State not intervening in the application and subject to the completion of a section 106 agreement. 


9.2 On 22 March 2010 the Secretary of State advised that, having carefully considered the relevant planning issues raised by the proposal, together with the representations received from interested parties, he did not consider that his intervention was justified, that the proposed development would be of no more than local importance and does not raise issues of such wider significance requiring a determination by the Secretary of State. As such the Secretary of State concluded that the decision as to whether to grant planning permission should remain with the Council.


9.3 Planning permission was issued for the Development on [INSERT DATE].


Section 106 Agreement


9.4 An associated section 106 agreement was completed on [INSERT DATE] made between the Council and the Developer. The key obligations contained within the section 106 agreement include the setting up of a Development Trust Account (“DTA”) and the use of the DTA funds to achieve comprehensive regeneration across the whole area. The way in which the DTA will work it that a proportion of net development receipts from phases of the Development will be captured and paid into the DTA. 


9.5 The net development receipts will be used for the purpose of delivering the comprehensive regeneration of Salford Central as a whole. The section 106 agreement provides that the Council shall use the receipts in a particular order of priority: to cross-subsidise phases of the Development that would not otherwise occur but for the cross-subsidy; for the provision or enhancement of infrastructure and/or public realm; for affordable housing, and for such other items that the Council may require by reference to the Planning Guidance and the Council’s city-wide Planning Obligations Supplementary Planning Document.


9.6 The section 106 agreement also contains obligations of the Developer to pay the Council’s costs in making any Traffic Regulation Orders; to take steps to maximise employment and training opportunities for local people; to implement a strategy and set up a forum aimed at minimising the potential disruption to the area caused by construction traffic; to encourage the use of sustainable travel and transport through putting in place an overall framework travel plan for the area, with obligations for detailed travel plans to come forward as phases of the Development are built and occupied, and to ensure that in appropriate circumstances third party developers have an involvement in delivering the Development.


10. DELIVERY AND FUNDING

10.1 Following the adoption of the Planning Guidance and the Development Framework,  the Council and the URC recognised that the process of delivering the necessary large scale and sustainable regeneration that will deliver a step change in the economic performance of the area could not be achieved in a piecemeal manner. Further, they recognised that as a large scale complex project with diffuse and fragmented ownerships, regeneration is likely to be delivered over a considerable period of time.


10.2 ECf was invited to offer a solution on the basis that it is a specialist regeneration vehicle, incorporating the Homes and Communities Agency, Legal and General and Muse Developments, established in order to bring institutional investment and development expertise into assisted areas by making a long term commitment to ‘place-shaping’. ECf has already undertaken a number of substantial partnership regeneration schemes and are currently involved in schemes in Merchant Gate, Wakefield; St. Paul’s Square, Liverpool; and Millbay, Plymouth. ECf’s proposed approach for Salford Central adds staff, skills and financial resources which were not otherwise readily available for acquisitions and speculative development from public sector sources.


10.3 The comprehensive nature of the Development and the Council’s and URC’s commitment to securing the regeneration of the whole of the area through bringing forward strategies and planning guidance which guide and require it, have provided sufficient confidence to the Northwest Development Agency to provide funding in the sum of [TBC] to enable the highway improvements to Chapel Street itself, and to allow the public realm improvements near the landing stage of the Spinningfields Bridge, to proceed. Without there being a commitment to the comprehensive regeneration of Salford Central, there would have been no prospect of the Agency making this funding available. 


10.4 The contract for the highways and public realm works has been let and [the contractors are on site]. Whilst the NWDA has been prepared to make the funding available for the works to have started already, a requirement of the funding is that an Order is made in order to enable the regeneration of the remainder of the area to be taken forward. If the Order is not confirmed, then the outputs and benefits associated with the highways and public realm works alone will not be realised.


Development Agreement


10.5 The Council, the URC and ECf entered into a development agreement on 15 December 2006 which sets out the responsibilities for bringing forward the regeneration of Salford Central in a comprehensive manner.


10.6 The development agreement establishes a system of partnership working between the parties, with a Steering Group comprising representatives from each party taking the strategic decisions on bringing forward and delivering the proposals. The Steering Group agreed the form of the scheme and the planning application, and will agree on a phase-by-phase basis how and when the Development will come forward. Therefore, the Council and the URC will be able to ensure that the public benefits that the proposals will deliver come forward in a timely manner. 


10.7 A key issue for the parties was how to ensure that the whole of the Salford Central area is regenerated in an integrated and comprehensive manner. The development agreement identifies the parties’ desire to “lock in” development value from some parts of the Order Land and to use that value to ensure that development and infrastructure is delivered on other, more difficult, sites within the area. The mechanism which achieves this is the Development Trust Account, which is described earlier in this Statement. This arrangement is mirrored in the section 106 agreement, so that the Council as local planning authority may ensure that it delivers the objectives of the Salford Central Planning Guidance.


10.8 There may be sites where other developers wish to bring forward development in accordance with the framework set down in the Planning Guidance and Development Framework. Where certain criteria are met, and it is appropriate for the sites in question to be developed by third parties, the development agreement and section 106 agreement require ECf to provide opportunities to those parties.


10.9 In these cases it is essential for the Council to ensure that such development by third parties is delivered as part of the comprehensive approach and in an appropriate timescale, otherwise the objectives of the Planning Guidance will not be met. Accordingly, where sites are to be developed by third parties, the Council, the URC and ECf will require those third parties to enter into ‘implementation agreements’ with those parties which will ensure that development takes place in accordance with the plans for the wider area and on a suitable programme which has been agreed by the parties. 


10.10 In return for the third party developer entering into the implementation agreement the Council will agree not to exercise its CPO powers in respect of that party’s interest provided that the developer complies with its obligations. In the event that a third party developer breaches the obligations in the agreement, then ECf and/or the Council shall have the ability to acquire the site or to step-in to carry out and complete the development. 


10.11 The Council is satisfied that this is an appropriate and proportionate approach to take in ensuring that the whole of the area is regenerated in accordance with the development plan and the Salford Central Planning Guidance.


11. THE CPO POWERS AND THE NEED FOR THE ORDER

11.1 The Council resolved to make the Order on [    ]

11.2 The Council’s powers of acquisition under Section 226(1)(a) are intended to provide authorities with such planning powers the right to exercise compulsory acquisition powers if it thinks that acquiring the land in question will facilitate the carrying out of development, redevelopment or improvement on or in relation to the land being acquired if it is likely to contribute to the achievement of the promotion of the economic, social, and environmental well-being of its area. The Order seeks the acquisition of all interests in all of the Order Land except for those already held by the Council and save for Plots [

] over which new rights are to be created in favour of the Council.


11.3 In determining whether the purpose for which they propose to acquire land compulsorily under Section 226 (1)(a) can reasonably be expected to contribute to the achievement of the promotion or improvement of the economic, social or environmental well-being of their area, an Council should have regard to the statutory guidance issued by ODPM (now DCLG) in 2004 concerning the interpretation of that power in the Local Government Act 2000.  


11.4 As Circular 06/2004 explains at paragraph 8 of Appendix A, the Government’s purpose in introducing the well-being power has been “to relax the traditionally cautious approach to the use of compulsory purchase powers adopted by many local authorities by encouraging innovation and closer joint working between local authorities and their partners to improve the qualities of life of those living, working or otherwise involved in the community life of their area”.


11.5 Para 10 of the same Appendix adds that the powers can be used to help “tackling social exclusion, promoting regeneration initiatives and improving local environmental quality”. The paragraph recognises that a pro-active approach by planning authorities is sometimes needed.


11.6 Confirmation of the Order is needed to assemble the land required to implement the Development and deliver this key element of the comprehensive regeneration of the Salford Central area. The Development offers a significant opportunity to make a major impact upon the area and serve as a catalyst for the longer term sustainable revival of the area thereby contributing to the social economic and environmental well-being of the area. 


11.7 It is the Council’s view that the promotion of the Order complies with national, regional and local planning and will contribute to the achievement of the promotion of the economic, social and environmental well-being of the area. Without the use of compulsory purchase powers neither this Development nor any other proposals capable of meeting these objectives will be delivered. Without the Order the Council will not be able to secure the wider public benefits that the Development will bring. Compulsory acquisition is therefore considered to be necessary, justified in the public interest, and proportionate.


11.8 The land has been divided into [  ] plots within the Schedule to the Order and there are approximately [  ] separate title interests. The Council is seeking to assemble in its ownership all interests in the Order Land, except where otherwise expressly stated in the Schedule to the Order. From discussions owners and occupiers in the Order Land, it is clear that the Council will not be able to agree terms to acquire all such interests by agreement and therefore it is necessary for the Council to use its compulsory purchase powers. 

11.9 Owners and occupiers affected by the Order have or will be contacted and invited to enter into discussions with the Council with a view to agreeing appropriate terms for acquisition and for payment of compensation and, where appropriate, to discuss options for relocation. The Council and ECf intend to continue to seek to agree acquisitions of land and interests prior to and after confirmation of the Order up to the point at which it decides to exercise its powers under the Order. It is the view of the Council that the making of the Order will provide some certainty and encourage some affected parties to engage and actively seek to agree terms for compensation and/or relocation. Negotiations will continue in an attempt to reach agreement throughout the entire CPO process. 


11.10 Subject to acquiring the land required to deliver the Development, the Council and its partners are in a position to proceed with the proposals. Planning permission has been obtained and a development agreement has been entered which contains the mechanism for delivering the Development.


11.11 There is a compelling need in the public interest to ensure that fragmented land ownership does not result in piecemeal development, and in some cases sites remaining vacant and derelict in appearance, and so frustrate comprehensive regeneration from being achieved.


11.12 The Council is satisfied that the compulsory acquisition of the Order Land to secure the assembly of the land for the Development is likely to contribute to achieving the promotion and improvement of the economic, social and environmental well-being of the Salford Central area.

12. HUMAN RIGHTS CONSIDERATIONS

12.1 Section 6 of the Human Rights Act 1998 prohibits public authorities from acting in a way which is incompatible with rights protected by the European Convention on Human Rights (“ECHR”/ “the Convention”). 


12.2 The position is conveniently summarised in paragraph 17 of Part 1 of the Memorandum to ODPM Circular 06/2004, which states that a compulsory purchase order should only be made where there is “a compelling case in the public interest”. The Circular makes it clear that an Council should be sure that the purposes for which it is making a compulsory purchase order sufficiently justify interfering with the human rights of those with an interest in the land affected. In making this assessment, an Council should have regard, in particular, to the provisions of Article 1 of the First Protocol and Article 6 of the Convention and, in the case of a dwelling, Article 8 of the Convention.  These are summarised and considered below.


12.3 Article 1 of the First Protocol states that:


“…Every natural or legal person is entitled to peaceful enjoyment of his possessions” and “no one shall be deprived of his possessions except in the public interest and subject to the conditions provided for by the law and by the general principles of international law…”

12.4 Whilst occupiers and owners in the Order Land will be deprived of their property if the Order is confirmed, this will be done in accordance with the law.  The Order is being pursued in the public interest as required by Article 1 of the First Protocol.  The public benefits associated with the Development are set out earlier in this Statement.  The Council consider that the Order will strike a fair balance between the public interest in the implementation of the Development and those private rights which will be affected by the Order.


12.5 Article 6 of the Convention provides that:


“In determining his civil rights and obligations…everyone is entitled to a fair and public hearing within a reasonable time by an independent and impartial tribunal established by law”

12.6 The Development has been extensively publicised and consultation has taken place with the communities and known parties that will be affected by the Order. All those affected by the Order will be notified, will have the right to make representations and/or objections to the Secretary of State for Communities and Local Government, and to be heard at a public inquiry.  It has been held that the statutory processes and associated right for those affected to pursue remedies in the High Court where relevant, are compliant with Article 6.  


12.7 Article 8 of the Convention states that:


“Everyone has the right to respect for his private and family life, his home and his correspondence…interference is justified however, if it is in accordance with the law and is necessary in a democratic society in the interests of national security, public safety or the economic well being of the country, for its prevention of disorder or crime, for the protection of health or morals, or for the protection of the rights and freedom of others.”

12.8 The Council consider that such interferences as may occur with the pursuance of the CPO are in accordance with the law, pursue a legitimate aim, namely the economic well-being of the area and/or the protection of the rights and freedoms of others, and are proportionate having regard to the public interest that the Development will bring which will benefit the economic well-being of the area. It is also proportionate having regard to the alternative means of securing the regeneration of the area.  


12.9 Those directly affected by the Order will also be entitled to compensation which will be payable in accordance with the Compulsory Purchase Code, assessed on the basis of the market value of the property interest acquired, disturbance and statutory loss payment.  The reasonable surveying and legal fees incurred by those affected will also be paid by the Council.  The Compulsory Purchase Code has been held to be compliant with Articles 8 and Article 1 of the First Protocol.


12.10 The European Court of Human Rights has recognised in the context of Article 1 of the First Protocol that “regard must be had to the fair balance that has to be struck between the competing interests of the individual and the community as a whole”.  Both public and private interests are to be taken into account in the exercise of the Council’s powers and duties.  Similarly, any interference with Article 8 rights must be “necessary in a democratic society” i.e. proportionate.


12.11 In pursuing this Order, the Council has carefully considered the balance to be struck between the effect of acquisition on individual rights and the wider public interest in the redevelopment of the Order Land.  Interference with Convention rights is considered by the Council to be justified here in order to secure the economic regeneration, environmental and public benefits which the Development will bring.


12.12 The Council is satisfied that the redevelopment of the Order Land as part of the comprehensive Development will have a positive impact on the social and economic well-being of the area as the redevelopment will provide an improvement in the social and economic conditions identified in the Development Framework, will provide an overall improvement in the quality of life for local residents. Compulsory acquisition of individuals’ property situated within the Order Land is necessary to allow this comprehensive redevelopment to proceed and for these benefits to be delivered.

13. SPECIAL CONSIDERATIONS

Heritage and Conservation

13.1 The heritage and conservation value of the area is demonstrated by the fact that two Conservation Areas have been designated which affect the Order Land and it contains 21 Listed Buildings and 11 Locally Listed Buildings. These are listed below within the context of the relevant Planning Guidance Character Area.

The Historic Core - Zones F, G, H, L

13.2 The boundary of the Historic Core is largely consistent with the boundary of the Adelphi Bexley Conservation Area. The Conservation Area contains some fine late 19th and early 20th century buildings, many of which are listed, often in significant grouping, including ‘civic’ buildings and structures and a variety of former commercial premises together with pedestrian walkways and squares.


13.3 The statutorily listed buildings in the Historic Core comprise:


· St Philip’s Church - Grade II*


· Cathedral of St John and Cathedral House - Grade II*


· Railings, Walls and Gates to Cathedral of St John - Grade II


· Court House - Grade II


· Terrace of Four Houses, Encombe Place - Grade II


· Former Town Hall - Grade II


· Wall, Archways and Gates to Former Town Hall - Grade II


· Former Salford Education Offices and Attached School Building - Grade II


· Eight Bollards, Wilton Place - Grade II


· Eleven Bollards, St Philip’s Place - Grade II


· Victory Chapel (Former Salford Cinema) - Grade II


13.4 In addition to the Listed Buildings there are a number of locally listed buildings.


· Manchester and Salford Savings Bank (locally listed - Grade A)


· 1-11 Bexley Square (locally  listed - Grade B)


· 2-10 Bexley Square (locally listed - Grade B)


· Dock and Pulpit Public House, 1 Bank Place (locally listed - Grade B)


· Sycamore Seed Sculpture, St Philip’s Square (locally listed - Grade B)


· St John’s Obelisk, St John’s Square (locally listed - Grade B)


Chapel Street - Zone K

13.5 The area of Zone K at the junction of Chapel Street and Oldfield Road falls within the Crescent Conservation Area which extends in a westwards direction from the Order Land. This area comprises a small amount of open space and includes a further Listed Building.


· Lancashire Fusiliers Memorial - Grade II


Chapel Street South - Zones D, E, J, K

13.6 The Chapel Street South Zone contains the following Listed Building.


· 247 Chapel Street (Former Royal Bank of Scotland) - Grade II


13.7 In addition, there are a number of locally listed buildings.


· Ye Olde Nelson Public House (locally listed - Grade B)


· 287 to 289 Chapel Street (locally listed - Grade B)


· Royal Liver Building, 301/303 Chapel Street (locally listed - Grade C)


Salford Central Station - Zones A, B, C, D

13.8 The statutorily listed buildings within or on the boundary of the Salford Central Station Zone comprise:


· New Bailey Street, Northern Railway Viaduct - Grade II 


· New Bailey Street, Central Railway Viaduct - Grade II


· New Bailey Street, Southern Railway Viaduct - Grade II*


· Albert Bridge, Bridge Street West - Grade II


· Irwell Street Bridge - Grade II


· Girder Bridge over River Irwell, Wilburn Street - Grade II


· Railway Bridge over River Irwell, Wilburn Street - Grade II


· Brick Bridge over River Irwell - Grade I


13.9 The Salford Central Station Zone also contains a locally listed building.


· Riverside House (locally listed)


13.10 Government guidance contained within PPS5 provides that local planning authorities should consider the desirability of sustaining and enhancing the significance of heritage assets and of utilising their positive role in place-shaping. Further, it provides that authorities should recognise the positive contribution that conservation of heritage assets and the historic environment generally can make to the establishment and maintenance of sustainable communities and economic viability.


13.11 In formulating the proposals, ECf has recognised the value of the existing heritage assets and how they can be used positively in shaping the future regeneration of Salford Central. It is considered that the Development in terms of the scale of proposed new buildings, their relationship to existing buildings, the refurbishment of existing buildings and the mixture of uses proposed will improve the setting of the Listed Buildings and enhance the appearance and character of the Conservation Areas. 


14. VIEWS OF THE GOVERNMENT DEPARTMENTS

14.1 [Complete as appropriate].


15. RELOCATIONS

15.1 The Council recognises that the comprehensive regeneration of the Order Land will result in disruption to a number of businesses that currently operate within the area. Further, it considers that the successful relocation of the affected businesses is an important element of the delivery of the Development.

15.2 Despite the potential impact upon a number of existing businesses the Council considers that the overall objective of securing the comprehensive regeneration of the Order Land justifies the interference with the human rights of those affected by the proposals. The human rights implications of the making of the Order are discussed in more detail at paragraph 12 of this Statement of Reasons.

15.3 In recognition of the potential disruption to existing businesses the Council will ensure that their relocation will be coordinated in such a way that disruption will be kept to a minimum. The Development will provide a wide range of commercial floorspace ranging from Grade A office space to more locally based smaller commercial and retail units in both new build and refurbished properties. Where existing businesses identify suitable relocation premises within the Development the Council will work closely with those businesses to ensure that their relocation is managed in such a way as to minimise disruption. 

16. CONTACTS


16.1 [To be discussed]

17. RIGHTS, EASEMENTS, ETC

17.1 It is intended that a General Vesting Declaration (GVD) or General Vesting Declarations will be made by the Council in respect of the Order Land in the event that the Compulsory Purchase Order is confirmed by the Secretary of State.  It is also the intention of the Council that all easements, covenants, rights and other interests in the land included in such a GVD shall be acquired/over-ridden. Mortgages and rent charges are to dealt with in accordance with the relevant provisions of the Compulsory Purchase Act 1965.

18. CONCLUSIONS


18.1 [To be inserted when rest of SoR settled]


19. COMPULSORY PURCHASE (INQUIRIES PROCEDURE) RULES 2007

19.1 This Statement of Reasons is not a statement under Rule 7 of the Compulsory Purchase (Inquiries Procedure) Rules 2007 and the Council reserves the right to alter or expand it as necessary.

20. LIST OF DOCUMENTS

20.1 [To complete in due course].


Appendices to be added
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