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1.0
Introduction
1.1
Definition 
This document is the Statement of Reasons of Stoke-on-Trent City Council for making a compulsory purchase order entitled the “The City of Stoke-on-Trent (Coalville, Weston Coyney) Planning Compulsory Purchase Order 2008”.  The Compulsory Purchase Order is made pursuant to Section 226(1)(a) of the Town and Country Planning Act 1990 as amended by  the Planning and Compulsory Purchase Act 2004  in relation to the acquisition of existing land and interests, Section 13 of the Local Government (Miscellaneous Provisions) Act 1976 to enable the Council to create new rights over land and The Acquisition of Land Act 1981. In this Statement of Reasons, Stoke-on-Trent City Council is referred to as “the Council” and the land included within the Compulsory Purchase Order is referred to as “the Order Land”.  This Statement of Reasons has been prepared in compliance with paragraphs 35 and 36 and Appendix R of the ODPM Circular 06/04: Compulsory Purchase and the Crichel Down Rules. 
1.2
The Purpose of this Statement

The Order has been made by the Council for the purposes of securing the assembly of the Order Land required for the implementation of the redevelopment and regeneration of the Coalville housing estate in Weston Coyney, a suburb of the City of Stoke-on-Trent (“the Scheme”).

This Statement describes the Order Land in section 2.  The Council's purpose and justification for the use of compulsory purchase powers is explained in section 3.  The Statement goes on to describe the Scheme in section 4, explain the planning position and policy context within which the Council's planning decisions have been taken in section 5 and the Housing Market Renewal Initiative in section 6. Other matters referred to in this Statement include human rights and other special considerations.

The Order has been made and submitted to the Secretary of State ("the Secretary of State") for the Department of Communities and Local Government (DCLG) for confirmation pursuant to the above Acts.

The Council is working in conjunction with RENEW North Staffordshire and the Compendium Group Ltd to undertake the scheme.  The role of RENEW North Staffordshire, a Housing Market Renewal pathfinder, includes seeking to promote various regeneration initiatives such as this scheme and is described in detail in section 6 of this Statement.  The Compendium Group Ltd, which is a development company jointly owned by Lovell Partnerships and The Riverside Group, was appointed to RENEW North Staffordshires’s developer panel in August 2005 and concluded the first development agreement for Phase 1 of the regeneration of Coalville in December 2006.  Prior to the involvement of Compendium Group the Council had been working with Riverside Housing Association who had been involved in regeneration initiatives on the estate including refurbishment of properties following acquisition.  Riverside Housing is now a major landowner on the estate and will make their landholding available to the Council and the Compendium Group in order to secure the carrying out of the permitted regeneration project.  
2.0
Description of the Coalville Estate including the Order Land 
2.1 Extent 

The estate is bordered on the west by Weston Road, to the south by properties fronting Foxglove Close and West Street, to the east by properties fronting East Street, Main Street and various cul-de-sacs including Iris, Lilac, Lime and Lavender Closes and to the north by properties taking access off Aster, Carnation and Dahlia Closes. 
The Order Land comprises substantial parts of the Coalville housing estate and includes parts or all of residential properties, open spaces, roads and commercial premises.  The total area in the Order Land is approximately 8.14 hectares.  The interests and rights comprising the Order Land are identified in the Schedule to the Order, which in turn refers to the map accompanying the Order ("the Order Map").  

2.2
Location and Topography
The estate lies on the south east edge of the Stoke-on-Trent conurbation in the ward of Weston and Meir North.  It is situated adjacent to the A520 Weston Road connecting Leek and the A50, at Meir.  The site slopes in two directions, a gentle fall north to south and a very significant cross fall west to east, into the valley of the River Blythe.  The aspect to the east and north is very attractive with mid/long views across open farmland and the river valley.  To the west of the site lies Parkhall Country Park area, beyond a fringe of substantial suburban housing, many detached within large plots.  To the south lies the local housing area of Meir with an established residential area of predominantly bungalows between it and Coalville.
2.3
Current Use

The housing estate consists of two types of housing; Cornish with mansard roofs and Wates houses which are of a more conventional pitched roof design.  The current housing mix consists almost entirely of semi-detached 3-bedroom houses with a limited number of semi-detached 4 bedroomed houses.  There are no bungalows or detached properties.  The estate is designed in parts as Radburn style with large communal grassed areas connecting frontages, elsewhere the layout follows a more conventional street frontage pattern.  
There are a number of small incidental areas of open space together with several commercial properties or parts of such properties or parts of such properties included in the order land.  These are identified by plot number in the Order map itself.  Many commercial properties on the estate including a public house and shops have closed and are currently vacant and becoming derelict.  However, these are not subject to the order.

2.4
Ownership

A separate tenure plan has been prepared showing the extent of the known ownership (by type) within the estate.  This plan is based on the original layout of the estate.  It will be appreciated that many properties have been demolished and plots have in some instances merged.  The plots on the tenure plan are identified for information purposes only and the plan is currently the most accurate record of ownership within the estate though this position is constantly changing.   An updated version of the plan is likely to be prepared in connection with any future inquiry.  The Order land consists of 242 plots across the Site, as set out in the Schedule to the Order.  

2.4.1
Ownership by Council and Riverside
                                                                             As indicated a number of plots are already in the ownership of the Council and Riverside, many bought recently for the purpose of the scheme. These are included however to ensure that any third party interests or rights which might emerge will not delay or prevent the development from proceeding.
3.0
Need for and the Purpose of the Order 
3.1 
Statutory functions of the Council
The Council is the local authority for the area in which the Order Land is situated. By virtue of Section 226(1)(a) of the Town and Country Planning Act 1990, as amended by the Planning and Compulsory Purchase Act 2004, the Council has the power to acquire compulsorily any land in their area if they think that the acquisition will facilitate the carrying out of development, redevelopment or improvement on or in relation to the land, and if they think this is likely to contribute to the promotion or improvement of the economic, social or environmental well being of their area.
Town and Country Planning Act 1990 

Due consideration has been given to the most appropriate powers to be used in connection with the Compulsory Purchase Order (CPO) proposals at Coalville.


The most appropriate statutory powers available are those under Section 226 of the Town and Country Planning Act 1990.  This has been further justified by the amendments brought about by the Planning and Compulsory Purchase Act 2004.


The principal reasons for proceeding under the Town and Country Planning Act are:-


(i)
In addition to the provision of new housing there will be a large area of 
non-housing in the form of a play area / recreation space that will be provided as part of the scheme proposal. 

(ii)
This project does not simply involve the provision of better quality housing than that which exists at present.  It embraces a vision for this estate which is to be achieved by the wholesale regeneration of the estate through a master plan for the redevelopment.  It aims (amongst other things) to achieve improved design and layout, effective integrated recreation space, better access to aid ease of movement, sustainable drainage and mixed tenure housing to ensure a balanced and vibrant community.
(iii)
In addition to the facilities outlined in (i) above, commercial premises or a part of such premises are to be acquired.  A new shop will be provided and the feasibility of other community facilities are to be investigated.  This project, including the master planning, has been informed by the consultation responses from various community engagement initiatives undertaken prior to the making of the CPO and is likely to continue as the redevelopment of Coalville progresses. 

3.2 
Reasons why the Estate should be developed. 

The Coalville Estate was built in the early 1950s by the National Coal Board (NCB) to a system design comprising pre-cast concrete panels.  At the time of construction the 406 original houses were only intended to have a life around 15 years.  As indicated in section 2.3 there are two types of housing, Cornish with mansard roofs and Wates houses which are of a more conventional pitched roof design.  Both types of property have encountered problems with the steel reinforcements for the concrete panels rusting and failing.  
The concrete used in the construction of the properties was found to be defective, rendering many of the properties ‘unmortgageable’.  The houses were then offered for sale to their tenants in the mid 1970’s and around 85 former tenants became owner occupiers.  Whilst means tested grants were made available to owner occupiers, including through the Housing Defects Act 1984, the pepper potted take up and the presence of a large number of absentee landlords resulted in a decline in both popularity and image of the estate.  This resulted in high turnover and poor housing repair standards and produced a spiral of decline paralleled by an increasing level of crime and anti-social behaviour.  
In 1986 the properties that had not already been sold to tenants were sold at auction to private landlords.  A similar procedure took place with the open spaces.  Since then the maintenance by private landlords has been inconsistent.  A few landlords took up a second offer of grant aided assistance in 1994.  Much of the estate was owned by private landlords and most of the long term void properties are owned by absentee landlords.  Due to the wider problems that the estate has experienced, valuations are still only 50-60% of those in adjoining private housing areas.
The Order Land is required in order to secure the carrying out of the Scheme.  The Scheme (as described in section 4) has been devised by the Council and Compendium Group as the most appropriate means by which to meet the Council's regeneration objectives for Coalville and in particular to further the Government's Housing Market Renewal Initiative which, through RENEW North Staffordshire, identifies Coalville specifically as a priority area within that initiative.
3.3
Features of the intended development 
The redevelopment of the estate, including the Order Land, will secure the future social, economic and environmental well-being of the Coalville area.   The site is capable of accommodating a mix of uses that can add to the vitality of the area and support its sustainability.  The Scheme will also address the environmental and physical issues facing the area and foster social inclusion by providing a seamless design and high specification across all tenures and house types alongside a commitment to high standards of neighbourhood management.
3.4 
Need for compulsory purchase

The Council in partnership with Riverside have previously acquired significant parts of the land required for implementation of the Scheme.  Land acquired by Riverside was acquired for the purpose of facilitating this scheme and agreement has been made to transfer this land to the Council’s ownership.  This process is already well underway.  The implementation of the Scheme, however, requires the acquisition of a number of further land and property interests currently owned by third parties.  The Council has already secured a number of these interests and is continuing efforts to acquire the remaining interests.  However, if the Council do not exercise their compulsory purchase powers, the radical transformation as currently envisaged will not be able to go ahead.  The Council's programme of voluntary acquisition will continue but this alone could only facilitate a smaller scale, more fragmented re-development which will not achieve the strategic objectives and the overall masterplan for the estate.  The economics of a redevelopment on this scale require large scale land assembly by means of a CPO. 

Single ownership or control of the Order Land together with new rights is necessary to enable the Scheme to proceed.  Given the number of interests in third party ownership as identified in the Order Schedule, it is unlikely that Compendium Group or the Council will be able to acquire all the necessary interests by agreement.  The Council have been acquiring interests as they become available or are made available; this piecemeal approach has not tackled and will not tackle the major underlying problems faced by residents of the Coalville estate.  A comprehensive planned redevelopment that delivers good quality housing of mixed tenure with integral landscaped open spaces and recreation facilities is the only means of addressing the need for housing market renewal. 


The Council has therefore made the Order to acquire the interests required to enable implementation of the Scheme.  Discussions will continue with owners of relevant interests who are willing to sell or grant the interests sought by agreement.  The approach of making the Order, and in parallel, conducting negotiations to acquire land by agreement is in accordance with the guidance given in paragraph 24 of ODPM Circular 06/04.

The exercise of compulsory purchase powers will enable the Scheme to proceed in accordance with the envisaged timescale in Section 4.  The use of compulsory purchase powers is considered to be necessary and justifiable in the public interest.


The Council has given very careful consideration to the need to include each parcel of land shown on the Order Map and the new rights identified in the Order Schedule.  It is recognised however, that the acquisition of rights (as opposed to outright purchase) is being pursued as a precautionary measure.  The redevelopment of the estate will be carried out, where possible, without seeking to acquire such rights.

The Council is satisfied that the Order is necessary and in the public interest, that the Order Land is suitable for the proposed Scheme and is required in order to meet the need for the Scheme.  In reaching this conclusion the Council has had regard to all relevant planning considerations including the granting of planning permissions outlined in section 5.
4.0
The Development Proposals
4.1 
Overview of the Scheme
The original outline planning permission for the re-development (or re-modelling as it is often referred to) of the Coalville estate proposed the erection of 202 new dwellings.  Subsequent approvals have been granted for a total of 233 new dwellings excluding 52 dwellings in Phase 1.   There has already been substantial demolition of existing dwellings and further dwellings are to be demolished as part of the regeneration initiative.  This in turn will make way for opportunities for the redesign of the estate and the provision of more open/recreation space which is rationalised into a more useable area and designed to be accessible to all.


A wide range of house types are to be provided to meet the needs of all members of the community both in terms of age, income, disabilities and family size.


Dwellings, open space and recreation space provision, will be built / provided to current standards and have due regard to innovative design and layout concepts.


Provision has been made within the Scheme for a new retail facility.  Other social / community facilities are also to be explored further.


Main Street has been widened to provide a tree lined boulevard to ensure an attractive main thoroughfare running east to west and linking with the linear open space/recreation pace which run north to south through the redeveloped estate. 


Opportunities have also been taken to provide rear car parking facilities and it is envisaged that adequate off-street parking within the residential curtilages will be made available to reduce the amount of on-street parking. 


The scheme is recognised by the Council as important in terms of the redevelopment of an existing socially, environmentally and economically deprived housing estate and is therefore highly sustainable.  

It is also anticipated that there will be greater permeation of the site by creating a second vehicular access between Weston Road and Foxglove Close. Weston Road is a main bus route into and out of the City of Stoke-on-Trent.  The nearest railway station is at Longton, some 3 miles from the estate.

4.2 
Phasing

The Phasing of the regeneration will take part in 4 Stages:-

Phase 1 – (also known as the “Kickstart”) The land for Phase 1 has been secured by voluntary agreement. Compendium Group commenced work on 52 new dwellings in January 2007 with completion anticipated in March 2008

Phase 2 – consists of 57 new dwellings start on site is anticipated in October 2007 with completion in April 2009.  The majority of these properties have already been secured by voluntary agreement.

Phase 3 – consists of 89 new dwellings start on site is anticipated in February 2009 with completion anticipated in December 2010

Phase 4 – consists of 87 new dwellings start on site is anticipated in October 2010 with completion anticipated in September 2012 with a longstop date of 2014

4.3
Phase 1 of the Scheme (“Kickstart”)

The Housing Corporation has provided substantial funding towards social housing on the estate and has expressed their long term support for the re-generation of Coalville and this CPO. 


The Housing Corporation have provided funding for the erection of new units on the estate for rent and low cost shared ownership.  The Council and Compendium Group are proposing that certain areas of land that have largely been cleared will be developed to provide this social housing.  However, because the regeneration objective is to provide mixed tenure housing with social housing "pepper potted" throughout the development a wider scheme has been promoted. In all 52 houses and bungalows are proposed to be built off East Street, Lynn Street, Selby Street and Main Street as part of Phase 1. 25 for sale, 23 for rent and 4 new build home buy.  Thirteen “for sale” properties have already been reserved by existing residents.

The private sector open market housing will be built by Compendium Group who are the principal contractor appointed to carry out the new build on the estate and are the anticipated partner for providing all open market housing for the wider scheme.


The Phase 1 programme is fully in accordance with the principles set out in the Masterplan for the site and consists of a range and mix of house types and tenures.  It will provide opportunities for relocation of existing home owners and tenants and will therefore provide scope for clearance of the second phase and all subsequent phases as people move to the newly developed areas.


Phase 1 demonstrates a clear commitment by all the bodies and organisations involved with the regeneration of Coalville including the financial commitment to land assembly and construction necessary to achieve the whole scheme.


The following Phases 2, 3, & 4 will build on these strong foundations, partnership working and further develop the principles established in Phase 1.

4.4 
Environmental well being

The Scheme will address the poor environmental quality of the area through the new housing development which will provide a place of distinction and local pride, improve the public realm and achieve a high quality of urban design.    In addition, the new houses will be designed to achieve ‘ECO Homes Very Good ratings’ (or the  current equivalent at the time of construction))and feature environmentally sustainable measures including high levels of insulation and high efficiency boilers.  The surface water management system will discharge into a balancing pond intended to provide flood alleviation measures and enhance the street scene.

The ward in which Coalville is based receives considerably more complaints for fly tipping and nuisance; more than double the Council’s average.  There have been a number of small environmental projects to tidy up waste land and the Council will ensure the new public open space will be adequately maintained.

4.5 
Social well being

The proposals aim to provide a sustainable mix of quality housing with adequate levels of affordable accommodation that fulfil the needs of the local population, integrated throughout the development helping to create a socially inclusive community.

The proliferation of privately owned tenanted sub-standard housing which has significantly contributed to the erosion of the social fabric of the estate will be eliminated.  Greater home ownership and effective management of tenanted properties will ensure an improvement to the appearance of the housing and public realm.

4.6 
Economic well being

A significant amount of the original properties on the estate remained unmortgageable therefore owner occupiers found it difficult to invest in the area.  These properties will be replaced with modern mortgageable housing that will provide economic security for home owners and enable investment.  Construction and redevelopment will itself bring financial spin offs for the community as will inward investment from home buyers who will wish to move to the area and raise the value of properties on the estate for the benefit of all after many years of highly depressed house values in the area which went against national trends.   During the building phases of the scheme local labour policies are also in place.
Plans to introduce nursery provision attached to the “Beacon” primary school should also reduce the unemployment in families with dependent children to the city average.

Therefore the social, economic and environmental benefits emanating from the order will be that the Scheme will deliver a  new development where the existing and future community needs it, which will be strong, vibrant and sustainable and which will improve the quality of life of existing residents. 
4.7 
Consultation / community engagement

The change from ad hoc purchase and improvements undertaken from 1999-2004 to major remodelling, and the reasons for the change was presented at a widely publicised public meeting held on 15th December 2003.  Following the appointment of Axis Design Collective as master-planning architects in January 2004, a programme of consultation activities were organised to:

Involve the community and other stakeholders in the design of the remodelling plans for the estate, and provide them with opportunities to influence the master-plan

Make local residents aware of the HMRI and the benefits it will bring to Coalville

Explain why radical remodelling is essential to the sustainable regeneration of Coalville

Provide residents with the opportunity to discuss their concerns and have their questions answered. 
Consultation methods include:-
Community planning open days, where all relevant plans were on display

Drop in surgeries

A website

Community Newsletters

Project Steering Group meetings

A regular newsletter was introduced to keep residents informed, and ongoing community engagement, funded by the pathfinder, has included the on-site office holding Open Days, individual household visits and other information events targeting different members of the community such as children, young people and the elderly.  This high level of consultation has been a key focus throughout the development process and continues to date.
4.8 
Neighbourhood Management

The HMRI pathfinder has continued to support dedicated on site staff employed by Riverside (now Compendium) to support residents through the period of transition and also to support the Coalville Residents.
5.0
The Planning and Policy Position 
National, regional and local planning policy supports the proposed development.
5.1 
National

The Sustainable Communities Plan – Sustainable Communities: Building for the Future (ODPM, 2003) together with Planning Policy Statements and Guidance provide the relevant guidance for the proposed development.


The Sustainable Communities Plan sets out a long-term programme of action for delivering sustainable communities in both urban and rural areas.  It aims to tackle housing supply issues, low market demand and the quality of public spaces. It consists of several key elements, including the need to address low demand and abandonment of housing in nine Pathfinder Housing Market Renewal (HMR) areas and the need to improve the local environment of all communities.  This multi million pound public sector investment demonstrates the Governments intention to transform the housing market in low demand areas.  In the case of this HMR area, RENEW North Staffordshire is inextricably linked to the under performance of the local economy.
The Government sponsored HMR initiative is an integral part of the spatial planning policies and programmes guiding the sustainable regeneration of Stoke-on-Trent, including the Coalville Estate, as outlined further in section 6.
5.2       Planning Policy Statements
The main Planning Policy Statements and Guidance of relevance to the development of the Order Land are contained in PPS1 ‘Delivering Sustainable Development’, PPS3 ‘Housing’ and PPG17 ‘Planning for Open Space, Sport and Recreation’.
PPS1: Delivering Sustainable Development sets out the overarching planning policies on delivery of sustainable development in support of the strategy for building sustainable communities as set out in Sustainable Communities: Building for the Future.  Paragraph 10 outlines that the City Council’s role involves facilitating and promoting the implementation of good quality development.  As required by legislation all other possible alternative courses of action to the use of compulsory purchase have been considered prior to making the Order.  Account has been taken not only of the views of those who already have an interest in the area, but also of those who may wish to take an interest.
PPS 3 Housing (paragraph 9) sets out strategic housing policy objectives.  These provide the context for plan making and planning decisions including at paragraph 10 for delivering:
High quality housing;

A mix of housing, both market and affordable;

A sufficient quantity of housing and 

Housing development in suitable locations.

PPG17 ‘Planning for Open Space, Sport and Recreation’
Account has been taken of this policy for new open space and recreational facilities in particular through the general principles outlined in paragraph 20. 

5.3
West Midlands Regional Spatial Strategy (RSS) 2004
The Coalville Estate, as part of the City of Stoke-on-Trent, is included within the North Staffordshire Major Urban Area (MUA).  Paragraph 3.1 of RSS identifies regeneration in the MUAs as a key regional issue.  This includes the need to tackle the continued decentralisation of population and investment from the MUAs, create balanced and stable communities and set in place lasting solutions to reverse decline and regenerate deprived areas.
Paragraph 3.8 confirms that regeneration opportunities need to be created in the North Staffordshire conurbation and that this will be achieved through a range of methods including; supporting the housing market renewal of North Staffordshire in low demand areas, tackling deprivation, protecting and enhancing the quality of urban environments, and facilitating a more sustainable pattern of development.
RSS introduced a step change in the approach to regeneration of MUAs including taking a more comprehensive approach, targeting radical change in selected areas and raising overall quality of development.  Policy UR1 advocates the use of targeted action within areas of greatest need to secure housing market improvements within market renewal areas.  Policy QE3 promotes the creation of high quality built environment for all.
5.4
Local Policy Framework


The Development Plan for the City currently comprises of a limited number of ‘saved’ policies of the Stoke-on-Trent City Plan 2001 and the Staffordshire and Stoke-on-Trent Structure Plan (1996-2011).  However, the majority of the relevant policies ceased to carry weight on 27th September 2007 and cannot be relied upon for this submission.  
The City Council is in the process of preparing a Local Development Framework (LDF) comprising of a folder of documents to deliver the spatial planning strategy for Stoke-on-Trent.  The policies relevant to this submission will be replaced and included within future Local Development Documents, including the Core Spatial Strategy.

Although no weight is currently given to the Core Spatial Strategy it is currently being reassessed following public consultation of the revised preferred options stage and is due to be submitted to the Secretary of State in spring 2008.  The emerging core policies are anticipated to be relevant to this submission and supportive of the redevelopment proposals.
There are no listed buildings, or any special statutory designations for land and buildings, within the Order Land.


In addition, the Council Community, Housing, Neighbourhood Renewal, Regeneration and Integrated Economic Development Strategies also set out a range of actions that are supportive of HMR activity including the Coalville Regeneration scheme.



Stoke-on-Trent Community Strategy 2004 – 2014

Section 4.2 identifies the need to make Stoke-on-Trent an investment location.  In particular, Ref 4.2e states a priority action is to renew the City’s housing stock through the implementation of the Housing Market Renewal Pathfinder.


Stoke-on-Trent Housing Strategy 2003 - 06

This set out a clear plan of action that seeks to address the City’s key housing issues including poor conditions and market failure.  A key action under this strategy is to complete the Coalville Regeneration Project.


Stoke-on-Trent Regeneration Strategy

No. 17 Priority for Action states “To renew the City’s existing housing stock and provide new accommodation so that people choose Stoke-on-Trent as a place to live”.  A key action from this is to implement the Housing Market Pathfinder programme.


Stoke-on-Trent Local Strategic Partnership Neighbourhood Renewal Strategy 2005 - 08

The mission statement is “Through focused and collective responsibility we will close forever the inequalities gap so that no-one is disadvantaged by where they live”.  This strategy includes specific issues to be addressed to close the gap in the most deprived neighbourhoods.
5.5
Planning Permissions

An initial outline planning permission (SOT/42843) for the remodelling of Coalville was approved by the Council on 28th October 2004.  The approval was for "Redevelopment comprising partial demolition, erection of 202 dwellings, shops, public house, nursery, new access, public open space (including sports pitches and play facilities), balancing pools and associated works".   At this time a concept master plan was also prepared for the scheme that formed the basis of the anticipated form of the final development on the Coalville Estate.

Following this a full planning permission (SOT/45364) was granted on 20th April 2006 for Phase 1 developing 52 houses.  As stated, this initial phase has commenced in advance of a CPO, following securing ownership of all the necessary properties by voluntary acquisition.  This Phased approach will assist the overall scheme for a number of reasons including; enabling the relocation of significant numbers of residents within the CPO boundary and hence releasing properties for subsequent phases. 

Three planning permissions have subsequently been approved namely:-

(SOT/46764) a full application for the erection of 1 pair of semi detached houses on the vacant site ‘5 – 7 West Street’ that was approved on 5th April 2007; 

(SOT/46806) an outline application for Phases 3 and 4 ‘Off Main Street for the erection of 176 dwellings on 5.1 hectares, retail premises, access, public space and associated works’ that was approved on 11th June 2007; 

(SOT/46899) a full application for Phase 2 the ‘land at East Street, Selby Street, and Main Street – erection of 55 houses on 1.318 hectares, mixed tenure in a range of 2 to 5 bedroomed houses that was approved on 19th June 2007.
These 3 planning permissions now represent the remainder of the Coalville Masterplan area with the exception of Phase 1 already on site. 

In order to achieve the remaining three Phases, in line with the above planning permissions, it is now necessary to progress the CPO.  The scheme itself may take several years to reach completion.  The anticipated completion date for the whole development is expected to be 2012, but some of the larger private sector housing may be completed after that date according to the developer and market conditions, with a long stop date of 2014.
6.0
The Housing Market Renewal Initiative 
6.1
General

RENEW North Staffordshire is one of the nine Housing Market Renewal (HMR) pathfinders established by the Government in 2002 in areas identified as the worst affected by low demand for housing.  

Coalville Estate is included within the RENEW North Staffordshire pathfinder area that is made up of parts of Stoke on Trent, Newcastle-Under-Lyme, and Biddulph East in Staffordshire Moorlands District Council's area.  The area covers a total of 64,100 properties and affects 147,000 people (figures taken from the 2001 Census).

The HMR areas tend to be characterised by abandoned homes and a high number of poorly managed privately-rented properties and, consequently, suffer economic disadvantage. People who can move elsewhere tend to do so, leaving behind a spiral of decline. These areas then display wider social exclusion, lower levels of educational attainment and health, and concentrations of unemployment and anti-social behaviour.

The Government has recognised that there is no blueprint for solving the problem of low demand. Each area has a unique local problem requiring a local solution. Furthermore, it is not intended that the solution will be paid for exclusively from public money. The Government expects pathfinders to work in partnership with the private sector as well as other public bodies and the voluntary sector. This is why RENEW North Staffordshire was established.

Renew has set six key objectives that determine the focus of its interventions.

These are to help:

balance the supply and demand for housing;

provide quality housing stock;

retain and attract population;

transform the urban form and the local environment;

promote social cohesion and meet housing needs;

achieve sustainable neighbourhoods.


The regeneration of Coalville, Weston Coyney is identified as a key project within the RENEW North Staffordshire programme.  Indeed it is fair to say that this is one of the most advanced of all the HMR projects within North Staffordshire and continues to be driven forward and supported by the programme.
6.2 Financial Position

All costs associated with the CPO and delivery of the scheme will be met by a combination of secured funding from RENEW North Staffordshire, Compendium Group, Riverside Housing, the Housing Corporation and the Council.
Previously, work on the estate, as well as being small scale, raised serious issues about value for money. The unit cost of much of the proposed refurbishment was around £70,000 which contrasted sharply with the market value of some of the properties, especially at that time.

It was only with the emergence of HMR funding that it was envisaged that the estate could be comprehensively remodelled. This led to the development of the Masterplan in consultation with the community.  The final version was supported by a significant majority of the local community

While in the years 2004-07 RENEW funded the majority of the interventions, the forward projections show the contribution from RENEW decreasing over time, with substantial investment from other public sector sources and increasingly from the preferred private developer up to 2011/12. Also, much of the forward programme is for new build and clearance whereas without the catalytic effect of HMR funding, the anticipated outcome would have been much less new build and further refurbishment of the estate, value for money permitting.

Projected leverage ratios (RENEW funding: other public/ private funding) for the next 3 years increase from 1:2.1 in 2007/08 1:7.1 in 2009/10. RENEW funding is projected to finish after this, with a legacy of capital receipts structured to get some of the funds back for reinvestment in the market elsewhere.

RENEW is also funding relocation packages for residents affected by clearance.  These are made up of the value of the market value of the existing property added to the home loss payment, with the remainder of the value of the new home made up with equity loans.

As set out below, there has been radical RENEW funded action to tackle void properties. Recent activity is reducing these rapidly, and is clearing the way for the future development of the estate.

The aim for the majority of the new properties to be owner occupied is also likely to contribute to the sustainability of the area, both through the reduction in absentee landlords and therefore the risk of long term void properties or troublesome tenants.  As recent Joseph Rowntree Foundation studies show, owner occupiers are more likely to invest in their own properties as well as contribute to improving the quality of life in the area and the sense of community.

Approximately 90 of the proposed new homes will be affordable and will be offered on a variety of tenures.

The fact that the estate is surrounded by an affluent attractive area means that the Masterplan’s vision of reconnecting the estate to the surrounding areas means it has more of a chance of working, with new owner occupiers reassured about the long term value of investing here.

7.0
Vesting of land, Easements and Rights Etc
7.1
General Vesting Declaration

In the event that compulsory purchase powers are confirmed by the Secretary of State it is intended that a general vesting declaration (“GVD”) or series of GVDs will be made by the Council in respect of the Order Land.  
7.2
Minor interests

As part of this GVD procedure it is also the intention of the Council that all easements, covenants, rights and other interests in the land included in the GVDs shall be acquired and/or overridden and compensation paid to those who formerly held the benefit of such easements, rights and other interests.

7.3
Mortgages and Rent Charges

Mortgages and rent charges are to be dealt within in accordance with Section 14-17 and Section 18 of the Compulsory Purchase Act 1965.
7.4
Tenants

Also as part of the GVD procedure the Council will serve on any tenants affected by the scheme the appropriate notices of entry and to treat.  Alternatively, the Council may exercise any of its compulsory purchase powers in respect of any confirmed order by way of the service of general notice to treat and notice of entry. 
8.0
Acquisition of Interests
8.1
Negotiations

All negotiations for the acquisition of the interests of owners, occupiers and any parties affected by the Order are being carried out by the Council’s Property Services Section on behalf of the Council. 

8.2
Re-housing 
Every effort will be made to re-house residents where they so wish to be relocated.  One option is re-housing in the newly built properties suitable to their needs.  The Council is satisfied that it has sufficient resources in partnership with other agencies where appropriate to re-house any parties affected by the Order.  Furthermore every reasonable effort will be made to accommodate peoples preferences as to where they wish to be re-housed. 
Anyone displaced through the CPO will be provided with re-housing in accordance with the Councils Renewal and Relocation Loans Policy.
8.3
Relocation 
If there are requirements in relation to commercial interests the Council will endeavour to provide the help and assistance required.  
8.4
Compensation 

In addition to the statutory entitlement to compensation the acquiring authority propose a discretionary package of measures including means tested grants to enable owner/occupiers affected by the Order to purchase like for like properties.  As this includes new build on Coalville this is also seen as a positive way of encouraging people to remain committed to the newly re-modelled estate and to maintain the sense of community within Coalville itself.


The Council recognise that the future success of Coalville requires not only physical regeneration but the goodwill and commitment of those residents who have strong associations with the estate and will contribute to its social and economic well being.

Any person affected by the Order wishing to know what their compensation entitlement will be under the order should contact the Council.  A list of relevant contacts can be page at paragraph 14.0.

9.0
Human Rights Act 1998

Section 6 of the Human Rights Act 1998 prohibits public authorities from acting in a way which is incompatible with the European Convention on Human Rights.  Various convention rights may be relevant to the Order, including :

Entitlement to a fair and public hearing in the determination of a person's civil and political rights (Convention Article 6).  This includes property rights and can include opportunities to be heard in the consultation process as well as having the right to have objections considered by an independent third party and recourse to the Courts.
Rights to respect for private and family life and home, subject to the infringement of such rights if legitimate fair and proportionate in the public interest (Convention Article 8).

Peaceful enjoyment of possessions (including property), subject to the State's right to enforce such laws as it deems necessary to control the use of property in accordance with the general interest (First Protocol Article 1).


The European Court has however recognised that "regard must be had to the fair balance that has to be struck between the competing interests of the individual and of 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 as a local planning authority.  Any interference with a Convention right must be necessary and proportionate.


The Council is of the view that in pursuing this Order, it has carefully considered the balance to be struck between individual rights and the wider public interest.  Any interference with Convention rights, if there is any, is considered to be justified in order to secure the economic, social, physical and environmental regeneration that the Scheme will bring.  The Council is pursuing a necessary and legitimate aim and without the use of the powers, the much-needed regeneration and redevelopment of this area will not be achievable as there is no possibility of all of the land being acquired for the Scheme simultaneously and in a comprehensive manner.  
10.0
Other Special Considerations

There are no listed buildings, buildings of listable quality, buildings subject to preservation notices, scheduled monuments, conservation areas, consecrated land or renewal areas within the Order Land, nor any other special statutory designations for land and buildings within the Order Land save as described below.
The only special category land is the existing Open Space between Iris Close and Lime Close, between Lime Close and Lilac Close (Council owned); the strip of land to the south of Lime Close (private ownership); and the land at the corner of West Street and Dimmelow Street (unregistered ownership).  Although they are not held for public open space purposes the public may claim to have used these for recreation purposes for many years.  The Order allows for the acquisition of 3 of these for development purposes and the acquisition of the land in unknown ownership for the improvement of its management.  Open spaces that are to be acquired for development will be the subject of compensatory open space provision as part of the large new recreation space to be created within the centre of the estate, shown coloured green on the Order map.  The appropriate Section 19 Certificates are being sought from the Secretary of State.
11.0
The Views of the Government Departments

No views have been expressly stated by any Government Department regarding the Coalville Regeneration Project whether in the context of the planning applications referred to or otherwise.

12.0
Related Applications, Appeals, Orders, Closures and Diversions

Application has been or will be made to the Secretary of State under Section 247 of the Town and Country Planning Act 1990 for the stopping up of certain sections of highway which are affected by the Scheme. Traffic regulation orders will also be made as necessary.  

Similarly footpaths affected by the order will be subject to stopping up and/or diversion orders as appropriate.   

It is intended that any unresolved objections to the proposed road/footpath closures will also be dealt with at the same time as any Inquiry to be held in respect of the Order. 
13.0
Concluding Remarks 
As demonstrated there are overwhelming reasons why the Site should be redeveloped.  It is only through compulsory acquisition of the Order Land that the development can be delivered thus there is a compelling case in the public interest for compulsory acquisition of the Order Land and rights over land as required by Circular 06/04 (ODPM).
14.0
Additional Information

Owners and tenants of properties affected by the Order who wish to discuss matters with the Council should contact:
	Name
	Further information on:
	Tel
	Address
	Email

	Jackie Parker
	Legal
	01782 232874
	SOTCC

Legal Services

Civic Centre, Glebe Street

Stoke-on-Trent

ST4 1RG
	jackie.parker@stoke.gov.uk 

	Philip Brundrett
	Housing and regeneration 
	01782 234850
	RENEW, 

15 Trinity St, Hanley, Stoke-on-Trent 

ST1 5PH
	phil.brundrett@stoke.gov.uk 

	Julie Edelston
	Planning
	01782 232041
	SOTCC
P O Box 630, 

Civic Centre, Glebe Street, Stoke-on-Trent ST4 1RF
	julie.edelston@stoke.gov.uk 


	Alison Spicer
	Acquisitions and Compensation
	01782 232058
	SOTCC Valuation & Estates Management, Floor 2, Swann House, Stoke-on-Trent ST4 4WA
	alison.spicer@stoke.gov.uk 

	Phil Dawson
	Neighbourhood Renewal
	01782 233960
	SOTCC Neighbourhood Renewal, Floor 1, Civic Centre, Glebe Street, Stoke-on-Trent, 
ST4 1RJ
	phil.dawson@stoke.gov.uk 

	Kevin Cox / Erica Lumsdon
	Access to Services

(Tenants requiring re-housing in rented property)
	01782

232096
or

01782

236107
	SOTCC

Housing Standards

P O Box 634

Civic Centre

Glebe Street

Stoke-on-Trent 

ST4 1RF
	kevin.cox@stoke.gov.uk
erica.lumsdon@stoke.gov.uk 

	Home Options Team
	Residents requiring home ownership
	01782
749202
	Staffordshire Housing
1 Glebe Street

Stoke-on-Trent

ST4 1HP
	homeoptions@staffshousing.org.uk 



Alternatively, any affected parties wishing to progress discussions with Compendium Group should contact:

Neil Walker, Regeneration Manager
Compendium Information Centre

Main Street

Weston Coyney

Stoke-on-Trent

ST3 6QN
Tel: 01782 598661

Email: neil.walker@compendiumgroup.co.uk
David Bullock 

Compendium Group

2 Estuary Boulevard

Estuary Commerce Park 

Liverpool   

L24 8RF

Tel: 0151 2956277


Copies of the Order, Order Map and this Statement of Reasons can be inspected during normal office hours at:-

Main Reception, Directorate for Regeneration, Stoke-on-Trent City Council, Civic Centre, Glebe Street, Stoke-on-Trent ST4 1RF. 
Legal Services Division (Jackie Parker), Stoke-on-Trent City Council, Gordon House, Kingsway, Stoke-on-Trent ST4 1RG.
Compendium Group Information Centre, Main Street, Coalville, Weston Coyney, ST3 6QN.

This Statement of Reasons for making the Compulsory Purchase Order is not intended to discharge the Council's statutory obligations under the Compulsory Purchase by Non-Ministerial Acquiring Authorities (Inquiries Procedure) Rules 1990 but may be relied on as part of its obligations under the said Rules.  Nor will it comprise the full representations of the Council pursuant to the Compulsory Purchase of Land (Written Representations Procedure) (Ministers) Regulations 2004 should any objections to the order be considered by the written representations method. This statement is not a statement under Rule 7 of the Compulsory Purchase by Non-Ministerial Acquiring Authorities (Inquiries Procedures) Rules 1990 and the Council reserves the right to alter or extend it as necessary.
15.0
List of Documents, Maps or Plans for the Public Inquiry

In the event of a Public Inquiry, the authority would intend to refer to or put in evidence the following documents:
· Compulsory Purchase Order

· Order map

· All relevant Masterplans/Phasing maps/Concept Plans/briefs
· (SOT/42843) Original outline Planning Permission together with all accompanying documentation and plans

· (SOT/45364)  Full Planning Permission for Kickstart Programme including all accompanying documentation and plan

· (SOT/46764) Full Planning Permission for 5-7 West Street 

· (SOT/46806) Revised outline Planning Permission for Phases 3 & 4 together with all accompanying documentation and plans 

· (SOT/46899) Full Planning Permission for Phase 2 together with all accompanying documentation and plans 

· Report to Regeneration & Community Chief Officer Decision Making Meeting.  Authority to proceed with Compulsory Purchase Order Action Pursuant to Section 226 (1) (a) of the Town & Country Planning Act 1990 – Coalville Estate, Western Coyney, dated 18 April 2005 and subsequent minutes.

· Sustainable Communities: Building for the Future (ODPM, 2003)

· PPS1 Delivering Sustainable Development

· PPS3 Housing

· PPG17 Planning for Open Space, Sport and Recreation

· Adopted City of Stoke on Trent City Plan 2001

· Staffordshire and Stoke on Trent Structure Plan (1996-2011)

· West Midlands Regional Spatial Strategy 2004

· Draft LDF North Staffordshire Core Spatial Strategy

· Stoke-on-Trent Community Strategy 2004 – 2014

· Stoke-on-Trent Housing Strategy 2003 – 06

· Stoke-on-Trent Regeneration Strategy

· Stoke-on-Trent LSP Neighbourhood Renewal Strategy 2005-08.
· Land Tenure Plan.
· Executive and Members’ Board. City of Stoke-on-Trent (The Coalville Estate, Weston Coyney) CPO 2007, dated 28 August 2007 and subsequent minutes.

The Council reserves the right to introduce additional documents as may be relevant to any Public Inquiry in respect of the Order and will endeavour to notify the Public Inquiry and any statutory third parties of any such documents as soon as possible prior to the opening of such Inquiry.
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