THE STROUD DISTRICT COUNCIL (TRICORN HOUSE, CAINSCROSS) COMPULSORY PURCHASE ORDER 2008

The Town and Country Planning Act 1990 and the Acquisition of Land Act 1981

Compulsory Purchase (Inquiries Procedure) Rules 2007

STATEMENT OF CASE

1.
INTRODUCTION

1.1
On 16 December 2008 Stroud District Council made the Tricorn House Compulsory Purchase Order. 

1.2
The Council is seeking to acquire the land and property to enable its redevelopment for employment purposes. 

1.3
The land authorised to be purchased compulsorily under this Order is the land described in the schedule of the Order and delineated and shown edged red on the accompanying map, sealed with the Common Seal of the acquiring authority and marked “Map referred to in the Stroud District Council (Tricorn House, Cainscross) Compulsory Purchase Order 2008”.

1.4
Millville are the main owners of the land the subject of this Order.  Gloucestershire County Council own a small area to the east.  Central Networks West PLC are a lessee, with certain rights.  The Pearl Group Ltd are also reputed to be a lessee of part of the site. 

1.5
Under Section 226(1)(a) of the Town and Country Planning Act 1990, a local authority may be authorised to acquire compulsorily any land in its area, “if they think that the acquisition will facilitate the carrying out of development/re-development or improvement on or in relation to the land”.  It is made clear that one or more of the following objectives must be met: “the promotion or improvement of the economic well being of their area; the promotion or improvement of the social well being of their area; the promotion or improvement of the environmental well being of their area”.    

1.6
The order has been made and submitted to the Secretary of State for confirmation pursuant to the above Acts.

1.7
This statement is submitted in accordance with Rule 7 of the applicable Inquiries Procedure Rules.  It describes the Order Land and sets out the Council’s purpose in seeking acquisition.  The Council’s justification for the use of compulsory purchase powers is explained.  The statement also explains the planning policy context as regard must be given to the provisions of the development plan.  It is the Council’s position that it is only through the compulsory purchase of the Order Land that Development Plan objectives of “economic well-being” and the “improvement of the environmental well-being” of an important and prominent site can be achieved. 

1.8
In order to secure redevelopment for employment purposes and a quality design, the Council has agreed to work in conjunction with Ecotricity. 

2.
DESCRIPTION OF ORDER LAND AND LOCATION

2.1
The site lies approximately 1 mile west of Stroud town centre, in a long established suburban area known as Cainscross, as shown on the attached plan. 

2.2
The site is broadly triangular and defined by Bridge Street, a residential frontage, Westward Road with several shops and Dudbridge Road facing open public space.  Westward Road and Dudbridge Road are major thoroughfares.  The site’s shape and frontages date back from an era of road improvements.  Pre 1972, Westward Road, had a largely continuous built frontage, providing the main western route into Stroud.  The County Council acquired the site to put in part of a new bypass system which led to the construction of Dudbridge Road and its associated roundabout, thereby cutting into Westward Road. The site was a remnant from these works.    

2.3
Following the road construction a decision was made to use the site for a new Social Security Office. In 1972 purpose built offices were constructed for the purpose. The same building survives today, Tricorn House. It is a 4 storey concrete building, built with a pebble dash finish.  It covers approximately 50% of the site, with a parking area and access off Bridge Street. The site area is approximately 0.63ha.

2.4
There are several semi mature and mature trees, none of which are notable or protected, otherwise much of the site has an open aspect.  There is a pronounced slope across the site, away from Westward Road.  The site lies adjacent to the Stroud Industrial Heritage Conservation Area.  There is a listed milestone on the northern frontage, Westward Road.  There is a listed tollhouse (including 1 Bridge Street) adjacent to the site and several other listed buildings opposite the site (2-14 Westward Road).  Whilst the site is outside the Cotswold Area of Outstanding Natural Beauty (AONB), Tricorn House is a prominent feature visible from views within the AONB.    

2.5
A more detailed description of the site and Tricorn House is given in the section justifying the Order.

3.
THE PURPOSE OF THE ORDER

3.1
The order is required in order to secure the removal of a prominent eyesore, to provide employment and to promote the regeneration of the area.  The building has been vacant for many years and has a pronouncedly forlorn appearance, degrading the area.  A new landmark is essential to raise the profile of the area, provide confidence for employment led development and remove an eyesore.     

4.
NEED FOR THE USE OF COMPULSORY PURCHASE POWERS

4.1
The stagnation of the building and the site has been ongoing for many years through under-utilisation.  It is akin to a dinosaur.  

4.2
There have been several meetings with the landowner, which have not led to a satisfactory planning application in terms of design and employment provision, nor reassurances on implementation. In response to the Order, CBRE wrote a letter (10 February 2009) on behalf of the applicant.  They questioned the relevance of Ecotricity, their resources to pay for the freehold and the viability of an alternative scheme.  They concluded by suggesting that the Order was improper, was neither justified nor necessary and was based on commercial interest.
4.3
None of the responses to the making of the Order make a convincing case against this action.  There has been no apparent action until a CPO was mooted. The apparent action has been limited to submission of planning applications.  One was procedurally flawed whilst another was another refused for substandard design and adverse residential amenity.  A third application is due for consideration on 12 May 2009.

4.4
There is little confidence in the likely occupation of the building.  It is in disrepair with broken windows.  It has been subject to vandalism and the Council has had to fence off the building in the interest of community safety. There appears to be a lack of commitment to maintain and utilise the building.  In 2008 there was a fire inside the building, causing some damage. Continuing degradation of the building would be inevitable if no action is taken.  The environmental detriment created by this 1970s designed building, incongruent in its surroundings, is being exacerbated by its decaying condition. 

4.5
The general national economic situation suggests this malaise will continue. The poor availability of credit, rising unemployment and recession are discouraging business investment such as in the utilisation of this property. 

4.6
Due to the prominence of this site and Tricorn House itself, the neglect sends out a message of despair throughout the Stroud Valleys.

4.7
In order to secure employment redevelopment of the site, the Council has agreed to work in partnership with Ecotricity.  They are a locally based company operating internationally and one of the country’s leading developers of wind turbines. They are committed to building their new national headquarters on the site.  This will herald a new design opportunity and promotion of business confidence in the area.  

4.8
Employment development in Stroud District is patchy.  Investment has been largely concentrated close to the M5 corridor at Stonehouse and Hardwicke, approximately 4 miles west and 7 miles north west of this site.  More recently Cam, approximately 10 miles to the south west of Stroud town, is the subject of a planning application for a new business park.  This leaves the Stroud Valleys as an area of declining traditional industry, deprived of new employment development, especially in the office sector.

4.9
This situation is further compounded by the mismatch in the Stroud Valleys between the availability of jobs, the numbers of economically active and the skills of the resident workforce.  This leads to substantial outcommuting and excessive car use, contrary to national and local planning policies designed to reduce travel and encourage non- car borne journeys. 

4.10
The building itself is difficult to convert.  It does not conform to modern building control standards, is in disrepair and has dated servicing.  Moreover its unusual shape constrains the opportunity for a conversion with a reasonable design.  It would also be tarnished with the stigma as always being the old Tricorn House.  Demolition of the building and a fresh start is afforded by an Ecotricity scheme, which a speculative commercial scheme is unlikely to achieve.  Moreover, Ecotricity are committed to the implementation of their scheme and have the necessary resources.  The Sunday Times on 19 April 2009 ranked them 88th nationally in the U.K.’s fastest growing companies.  Their prospects are excellent given the rising costs of energy and the green agenda.  
5.
PLANNING HISTORY

5.1
S.2729 submitted on 31-12-55 changed the site from “derelict back land” to a public car park and public conveniences.

5.2
S.2729/A Police station, shop and 2 houses, submitted on 7-2-61.

5.3
S.2729/B and S.2729/C. Temporary public convenience. Permitted 7-9-66 and 6-9-67 respectively.

5.4
S.2729/D construction of a car park. Refused 18-6-69 on grounds of:

(a) In the opinion of the Local Planning Authority the use of this land for car parking would be an ill-suited use inappropriate for this site adjoining a major and complex traffic intersection and its use for parking would make no contribution to improving the urban environment in this part of Cainscross where the environment is in need of some visual strengthening from a well designed building of an appropriate use.


(b) The use of this land for car parking would be likely to be a source of danger and inconvenience to road users.

(c) Part of this site is required for operational works in connection with the roadworks at Cainscross.    

5.5
S.2729/G Outline application for erection of block of flats and new access. Permitted 12-6-70.

5.6
S.2729/F Outline application for erection of a public house and access. Permitted 12-6-70.

5.7
S.2729/E Outline application for a hotel and new access. Permitted 12-6-70

5.8
S.2729/H Outline application for erection of offices and new access. 12-6-70.

5.9
In 1970 work started on a new spur road and roundabout which circumvented Bridge St, creating today’s road layout and the triangular site on which Tricorn House sits.

5.10 
S.2729/J Erection of offices and new access. Permitted 4-4-72. Conditions required submission of walling materials, landscaping and car parking provision. This permission appears to have been implemented, leading to Tricorn House. 

5.11
S/ED/2729/K APP Approval of landscaping 10-11-76.

5.12
S.2729/L Installation of comfort cooling condensers on roof. Permitted 10-7-91.

5.13
S.08/1975 Refurbishment of existing building and erection of new build for B1 purposes, including A1 retail at ground floor level. Submitted on 30-9-08, invalid until further documentation was received on 3-10-08.   

Refused at Committee on 9-12-08:
(1) The design is wholly substandard in terms of detailing, materials, form, scale and massing on a prominent site, contrary to Planning Policy Statement 1 and would harm the adjacent Conservation Area, contrary to PPG15 and Policy BE5 of the adopted Stroud District Local Plan, November 2005.

(2) The proposed development is likely to lead to an unacceptable loss of privacy to the residents of Bridge Street and have an overbearing impact, contrary to Policy GE1 of the adopted Stroud District Local Plan, November 2005.

5.14
S.08/1976 Redevelopment comprising residential, commercial and retail uses.  Conversion of existing building and erection of new build.  

Submitted 30-9-08, an invalid application, returned on 25-11-08 due to application fee irregularities.  

5.15 S.09/0208 Refurbishment of existing building and erection of extension (B1 

Use).  Submitted 3-2-09.  Due for consideration at the Council’s Development Control Committee on 12-05-09.

6.
RELEVANT PLANNING POLICES

6.1
In seeking this Compulsory Purchase Order the Council has had regard to national policy, the development plan and other relevant local policy and guidance together with any other material considerations as required by Sections 38 (6) of the Planning and Compulsory Purchase Act 2004 and 70(2) of the 1990 Town and Country Planning Act 1990.

National Planning Guidance:

PPS1

6.2
PPS1 stresses the importance of locating high quality development in existing centres to enable the efficient use of land and infrastructure and the provision of sustainable development.

6.3
At paragraph 5 it states:

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.

6.4
In terms of economic development PPS1 promotes:

a) a strong, stable, and productive economy that aims to bring jobs and prosperity for all

b) sufficient supply of employment land to meet the needs of businesses in terms of both quality and quantity,

c) an alignment of planning and economic policies, particularly with Regional Economic Strategies, 

d) economic development to be brought forward in accessible locations, with increasing emphasis on existing service centres

e) mixed use development

f) re – use of brownfield land and higher density developments 

g) Identification of opportunities for future investment to deliver economic objectives

PPS3 – Housing

6.5
This PPS deals with housing but there are elements relevant to the consideration of employment generating land and premises.  Notably this guidance promotes the objective of creating mixed and sustainable communities.  The Government’s policy is to ensure that housing is developed in suitable locations which offer a range of community facilities and with good access to jobs, key services and infrastructure.  This should be achieved by making effective use of land, existing infrastructure and available public and private investment.  One option for development may be re-use of vacant and derelict sites or industrial and commercial sites for providing housing as part of mixed-use town centre developments. 
6.6
Whilst an annual target of at least 60 per cent of new housing should be provided on previously developed land, when identifying previously-developed land for housing development the Council needs to consider sustainability issues as some sites will not necessarily be suitable for housing.

6.7
With the above issues in mind PPS3 does not appear to support the loss of office accommodation at Tricorn House.  In some respects the use of the site for mixed use or housing would comply with the sustainability criteria of the policy statement.  However, this PPS needs to be balanced against other national, regional and local policies that give support to the retention and/or provision of employment to provide sustainable development.

PPG4

6.8
PPG4 is now rather dated (issued in 1992) and a consultation paper has been issued (Dec 2007) on a proposed new PPS4.  However, it is still a material consideration and it promotes: 

· choice, flexibility and competition

· realism in assessment of the needs of business

· that there is sufficient land available which is readily capable of development and well served by infrastructure

· that there is a variety of sites available to meet differing needs

6.9
Policy must take account of needs and at the same time seek to achieve wider objectives in the public interest.  Development plans offer the opportunity to:

· encourage new development in locations which minimise the length and number of trips, 

· encourage new development in locations that can be served by more energy efficient modes of transport 

· discourage new development where it would be likely to add unacceptably to congestion;

· locate development requiring access mainly to local roads away from trunk roads

6.10
Urban areas contain land once used for industrial purposes but now under‑used or vacant.  Getting this land back into beneficial use is important to the regeneration of towns and cities.  Optimum use should be made of potential sites and existing premises in urban areas, taking into account such factors as accessibility by public transport, particularly in the case of labour-intensive uses.

6.11
The above emphasis on the reuse of land is a prime consideration and if the land concerned is in a sustainable location and its new use would not adversely affect amenity it should be encouraged rather than letting the land stand undeveloped or buildings unoccupied for long periods of time. 

6.12
The new consultation draft of PPS4 outlines key planning outcomes required for economic development:

· a good range of sites for economic development and mixed-use development

· a good supply of land and buildings which offers a range of job opportunities responsive to changing needs and demands

· high quality development

· avoiding adverse impacts on the environment, or mitigation where this is unavoidable

· shaping travel demand 

6.13
With specific regard to office development the draft states at paragraph18,

“For office (B1a) development, give preference to the identification of sites in or on the edge of town centres for larger office development, consistent with the sequential approach in Planning Policy Statement 6, whilst recognising that market demand will influence office location.  Opportunities for smaller scale office development should be promoted taking account of local circumstances and wider benefits that may arise from the proposal.  Where office development is ancillary to other forms of economic development not located in the town centre there should be no requirement for such offices to be located in the town centre”

6.14
Paragraph 25 seeks the efficient and effective use of land and in particular encourages new uses for vacant and derelict buildings to help regenerate an area and reduce the need for Greenfield development.

6.15
Paragraph 26 states the importance of towns making the most of assets and improving quality of place to attract and retain business, jobs and investment especially through high quality design of the working environment.

RPG10

6.16
RPG10 is now dated and the South West Regional Spatial Strategy (RSS) gives more up to date policy information.  There appear to be no specific policies relating to office accommodation in RPG10 and the most relevant policy concerning employment land is Policy EC3.  The main thrust of this policy remains that development sites should be sited in sustainable locations and that sites should be reviewed to ensure they meet the needs of the future.

The Draft RSS for the South West

6.17
The Strategy has reached an advanced stage having been through the Examination in Public Panel (EiP) and in response to the Panel’s report the Secretary of State has published Proposed Changes.  These have also been subject to public consultation and the final RSS is anticipated by the end of June 2009.  The Strategy incorporates a low carbon approach and the use of sustainable building techniques.  Policy SD1 refers.  The provision or retention of employment in sustainable locations could be considered to meet the aims of this policy.

6.18
There is a focus on the provision of sustainable communities and better links and access to jobs, housing and services.  Policy SD4 refers.

6.19
The primary focus of development in the south west is to be located at strategically significant cities and towns (SSCTs).  Stroud is not designated as such (the nearest is Gloucester).  Development Policy A refers.

6.20
Development Policy B guides development at Market and Coastal towns such as Stroud where there is access to employment, transport nodes, shopping and cultural facilities.  This policy recognises that if development is to be permitted there needs to be an existing concentration of business and employment and realistic potential for employment opportunities to be enhanced.  It further requires there are shopping, cultural, faith, education, health and public services that meet the needs of the settlement and the surrounding area.  There are sustainable transport modes that can be maintained or developed to meet identified community needs in the settlement and the surrounding area.  Provision will be made for housing, employment, shopping and other services that increase their self containment and enhance their roles as service centres.  It is worth noting that this policy amongst other things relates to the enhancement of employment opportunities and therefore the loss or underuse of a large office building could be considered to be contrary to this policy.

6.21
Development Policy E seeks the highest possible standards of design.

6.22
Development Policy H relates to the reuse of previously developed land and suggests that at least 50% of new development for housing be accommodated on such land and by the conversion of buildings.  The preamble states that previously developed land will continue to play a significant role in meeting housing and other development requirements and the aim should be to maximise such opportunities in both urban areas and other sustainable locations.  The recycling of ‘B’ Class buildings and land such as Tricorn House for housing purposes needs to be balanced against a number of other planning criteria.

6.23
Policy ES1 recognises this and that employment should be considered in a switch from ‘employment led growth’ to ‘productivity led growth’.  This needs to be achieved in a sustainable way guiding employment to locations that will have the maximum benefit and reduce the need for travelling.  A ready supply of land is fundamental in a range of sites and premises to meet business needs.

6.24
Policy ES2 recognises that there should be a 20 year supply of land to meet varying types of employment need.  This will need to be kept under review.  The location of employment should reduce the need to travel and be accessible by a variety of modes of transport.  The role of non ‘B’ Class use employment generators should be considered especially those within health, leisure, tourism, and education.  The policy requires a better balance between the location of jobs and housing.  It supports the development of key and emerging business sectors, including clusters of related activity.

6.25
Policy ES3 requires a review of sites on a three year basis.  Sites that no longer meet the needs of business should be considered for other uses on a sequential basis.  It is worth noting that if a building or land is not required for ‘B’ use class operations then the sequential test of this policy requires employment generating uses to be considered in the first instance even if they are not classed as ‘B’ use class.  Residential development of such sites is at the bottom of the sequence.

Gloucestershire Structure Plan Second Review (GSPSR)

6.26
This document was adopted in 1999 and will remain part of the Development Plan until it is superseded by the new RSS.  It therefore remains relevant, but of diminishing weight as the RSS nears adoption.

6.27
Policy E1 sets a target of provision of 100 hectares of employment land from 1991 to 2011. 

6.28
Policy E 2 specifies that in Stroud District, outside the Central Severn Vale development serving the needs of the district will be provided mostly in Stroud/Stonehouse.  Tricorn House is located within the Stroud Urban Area and can be said to comply with this policy.

6.29
Policy E5 relates to existing employment sites and the requirement to protect them except in cases where they are no longer required to meet existing or future employment needs, where employment use creates unacceptable environmental or traffic problems, or an alternative mixed – use development that offers community benefits which outweigh the loss of employment use.

6.30
GSPSR policy reiterates the preference to develop or use land for housing which is within urban areas and has been previously developed but this should not be at the expense of other employment and economic objectives of the plan.  Employment sites should be safeguarded to maintain confidence in local economies, to promote investment and stimulate new activities and economic regeneration.  Only where it can be demonstrated that a site is no longer required for existing or future employment needs, its local environmental impact is unacceptable or the advantages of alternative development would outweigh any loss, should existing employment sites be lost to other uses.

Stroud District Local Plan

6.31
This Plan was adopted on 10 November 2005 and is the most up to date element of the Development Plan.  Policies mentioned below had been saved by a Directive made by the Secretary of State under the provisions of the Planning and Compulsory Purchase Act 2004.
6.32
The thrust of the plan is to provide for housing and employment to meet strategic targets in locations that have good linkages especially by the use of public transport and where car travel can be minimised.  Having a more intensive employment density, B1 uses are best focussed in the Districts urban areas and larger settlements close to their centres.  Existing employment locations are generally protected through policies EM3 and EM4 for sustainability reasons and to retain a reasonable balance between population and employment.

6.33
Policy EM1 reflects the need for new employment provision with higher employment densities to be located within or adjacent to the District’s main concentrations of population and hence close to the potential workforce.  It is important that any new employment provision can be successfully integrated with the existing fabric of settlements and the communities they serve.  The second paragraph of the policy states: “Large scale travel intensive uses such as B1 (office) development should be located in the defined settlements of Cam and Dursley, Nailsworth, Stonehouse, Stroud and Wotton Under Edge or where they can be safely and conveniently accessed by public transport from the anticipated employee catchment area and by walking and cycling.”

6.34
Policy EM3 protects key employment sites (generally those of significant size relative to the communities they serve and containing a number of businesses) where employment needs take precedent.  As a single office block, this site is not identified in this policy.

6.35
Policy EM4 protects other existing employment land from redevelopment for other uses unless the site can be demonstrated to be no longer suitable for employment use and one of three other criteria are met. The criteria are:

1. that there is an adequate supply of employment land to meet local needs without retention of the site

2. there are demonstrable environmental and/or conservation benefits that outweigh the loss of employment land

3. the loss of employment land through site rationalisation leads to investment in other parts of the site resulting in increased employment generation.

6.36
Policy TR1 aligns itself to Policy EM1 in that it relates to sustainable development.  Tricorn House is clearly located in a sustainable location being able to be accessed by a variety of modes of transport.  The site is also within a catchment area where people could walk or cycle to the site from surrounding and near by residential areas.

6.37
In addition to the above saved policies, built environment policies BE1, BE2 and BE3 relate to securing high quality of design in public realm, urban form and buildings.  These policies were not saved as the provisions of PPS1 on high quality design equally apply.  This site is in a highly prominent position and would be subject to these policies.

GVA Grimley Employment Land Study October 2007.

6.38
As part of the evidence gathering to inform the Council’s new Local Development Framework, an employment land study has been completed under a commission taken up by GVA Grimley.  Its objectives were to:

1. To undertake a quantitative and qualitative assessment of the provision of employment sites and premises in the District;

2. An assessment of future demand and need within the District;

3. Assess the relationship between existing supply and current needs and demands and the anticipated requirements arising from economic restructuring and projected market changes at national, regional and local level; and

4. To formulate advice on providing a quantitative and qualitative assessment of the scale, location, accessibility, marketability and competitiveness of sites in Stroud District.
6.39
The report takes account of the following in addressing these challenges:

1. Social and economic make up of the District;

2. The current property market;

3. The national, regional and local planning policy context; How demand for employment land is likely to change in the future; and

4. The existing and future employment land portfolio within the District.

6.40
Amongst the conclusions reached by the study the following are relevant to this issue:

· There is increasing evidence of housing - employment imbalance within Stroud.  In particular there is evidence of higher skills amongst the resident work force, but a work force population reflecting lower skill levels. This leads to high levels of out-commuting.

· An economy increasingly dominated by service occupations driven in part by the relatively affluent population of the area and wider national trends.

· In terms of the property market there is a distinct contrast between the rural parts of Stroud (remote from the general market and focused on local demand) and the more accessible parts of the district which reflect more general national and regional trends.  Rental levels reflect these differences and the type of supply offered to the market.

· Stroud’s economy has grown considerably in terms of service based employment.  This growth has been particularly driven by expansion of business services, and banking and finance public services.  Looking to the future, whilst contained growth is anticipated this is expected to be at a lower rate than in the recent past.  Even so, significant growth is anticipated in computing and other business services. 

· In terms of regional planning policy Stroud is not identified as a strategic settlement in Draft RSS.  Therefore expectations of growth are more limited.  Whether this is reflected in reality depends on the nature of future employment growth.  Job growth is much less to do with land availability alone, but more a collection of premises provision, the nature of the local labour force and opportunities in town centres to provide for a wider offer. 

6.41
A main headline to 2026 is that there is a requirement for further land to meet employment needs.  A significant element of the requirement is for B1a offices. 

6.42
There is an assumption that office accommodation will be absorbed in places such as town centres as well as refurbished locations such as old mill buildings and allocated sites.

6.43
The growth of Stroud in the future will need to be ‘employment led’ in line with RSS policy on seeking to improve the self containment of settlements.

6.44
Stroud suffers from a great deal of out–commuting and therefore sustainable development / redevelopment of sites for employment would benefit a reduction in out–commuting.

6.45
Traditional B class uses are set to decline and Stroud needs more knowledge‑based industries and skills based employment for the future.

7.
THE JUSTIFICATION FOR THE USE OF COMPULSORY PURCHASE

Landmark position
7.1 
The site lies on the junction of a spur from the A46 and A419, which are the main routes providing north, south, east and west links.  These meet at the Cainscross Roundabout that the site overlooks.  The A419 provides the western approach into Stroud, and the site is only a mile away from the town centre.  This site is at a particularly important gateway being the most direct route to the M5.  Similarly it has a gateway feel from the south as the road is set at a lower elevation.  

7.2 
The site is prominent in views from Paganhill to the north where it is seen against the dramatic background of the Cotswolds escarpment with the distinctive buildings associated with Stanley Park, a notable historic group.  Correspondingly from the south, it is prominent in both short and long distance views.  From nearby southern viewpoints it is seen in an elevated position reinforcing the prominence of the existing building. From more distant southern viewpoints, within the Cotswolds AONB, the building stands out partly due to the size and shape and materials as well as its slightly elevated position.   

7.3 
The southern viewpoint is almost an aerial aspect, whereby Cainscross and Stroud are seen to be stretching out across a valley with rolling hills above.  Tricorn House stands out starkly in these views being out of context with its surroundings.

7.4 
The site is roughly triangular with frontages of approximately 60 and 90 metres. As all sides front public roads, the building remains in view for some time, especially as most passers by tend to see several sides. 

Current building

7.5 
The site is dominated by the current building.  It is a drab sandy grey pebble dash, dark and oppressive four storey office block topped with a flat roof.  It has a crude functional appearance and dates from an era which is nicknamed “Brutalism” due to the harsh, monolithic block-like style using concrete.  The regimented fenestration and lack of a clear entrance point are damning details.    

7.6 
The building does not address or front any of the three sides but rather is recessed, backing away from the public vantage points.  There appears no purpose or rationale for this siting, and leads to a sense of inappropriateness.

7.7 
Furthermore, it is in the shape of a 3 pronged block with no apparent reason for such a shape.  It neither helps to gain coverage of floorspace, nor improves daylighting admission to the internal space.  It appears illogical and confounding.  

7.8 
The building’s height, shape and materials make it a landmark for all the wrong reasons.

7.9 
The building has been vacant for over 5 years.  It has the symptoms of dereliction.  Several window panes have been broken for a considerable time and remain so.  There is no sign of life or activity.  Moreover the security fencing creates a sense of despair and failure.  This neglect appears terminal and is reflected in the graffiti on the building “please knock me down “.  This is a sick building and the vandalism, graffiti and security fencing show the local feelings of contempt.

7.10
Tricorn House is not a building that reflects the traditional Stroud vernacular nor is it a modern statement for Stroud’s future.  

The Surroundings

7.11
The main Westward Road to the north-west contains mixed commercial uses at ground floor level with storage or residential use above.  The area appears to be struggling in the current economic climate.  The DB pub/hotel has been vacant for over a year.  The area has a predominance of traditional architecture from the Victorian and Edwardian eras.  The buildings themselves are generally close to the road in continuous frontages.  They are mainly of small domestic scale and in traditional materials with a predominance of multi stock red brick. 

7.12
Bridge Street lies to the south west of the site. The frontage comprises two storey red brick terraces of Edwardian houses. 

7.13
The north-east to south-east aspects of the building look out over the Cainscross roundabout and the dual carriageway of Dudbridge Road.  Across the Dudbridge Road lies the public open space of The Lawns that comprises largely woodland and a large pond fed by the Ruscombe Brook.

7.14 
The site lies approximately 80 metres from the disused (although soon to be restored) Stroudwater Canal, linked directly by a roadside footpath along Dudbridge Road.  There is access onto the Stroudwater Canal towpath at a road bridge.  The canal towpath provides east–west pedestrian and cycle connections from Chalford through Stroud to Eastington. 

7.15 
The canal at this point is in a narrow channel and is in water with a north bank that has a rural impression.  Together with the Thames and Severn Canal, it is the subject of a major restoration project part funded by the Heritage Lottery Fund.

7.16 
Further south lies Dudbridge Trading estate containing Redlars Mill.  The site is protected in the Local Plan for employment uses.  This is an extensive industrial area partly covered by buildings.  Some of these buildings are architecturally interesting especially those at the southern end of the site, others are more utilitarian.  It is home to some industrial activity but it is under-utilised and there are some dismantled sheds to the rear of the site.  Two buildings are currently being converted into flats.  This is an area once dominated by traditional industry and together with the Canal forms part of the Stroud Industrial Heritage Conservation Area. 

7.17
Opposite the industrial estate is the listed and restored Bay Tree House around which 14 new houses have been built.  A Sainsbury’s supermarket and the new Cotswold Bowls Club are close by.  Slightly further south the cycle track along a disused railway line provides further well used routes east-west, and south.

7.18
The building devastates its surroundings.  It is an eyesore on a landmark site. 

Need for a Quality Design
7.19
On such a prominent site the occupying building will be readily seen.  It is located at a gateway of crossroads into Stroud and it will be seen by a lot of people.  It is also seen from several focal points, including elevated positions. Indeed each side of the site is publically visible.  All these factors dictate the need for a high quality design.     

7.20 
The historic maps circa 1950 show a pattern of roads in this area very different to today.  Westward Road was approximately half the width of today.  The roundabout was a T junction and the southward road did not exist.  Bridge Street was present but the Tricorn House site was largely covered with domestic buildings.  It was part of an almost continuous frontage to Cainscross Road and Bridge St.

7.21 
The site is no longer part of any established frontage.  As a result of the formation of the new road system, the site has been isolated and the building has been left as a self standing entity unrelated to the form of the surroundings.  Consequently it appears detached and out on a limb, thus rendering the site and its building more prominent.  A replacement building must either repair this gap in the pattern of buildings and frontages, to blend into the surroundings, or provide a self standing eye catching and distinctive design which is justifiable in its own right. 

7.22 
A replacement building seeking to broadly repair the form of the historic pattern would need to be carefully designed.  It would need to have a broken massing reflecting the narrow frontage buildings, with individual detailing and some (subtle) variation in traditional materials.  Heights would have to be limited to 3 storeys, with limited car parking.  A convincing pastiche is potentially possible, but would be hard to achieve.  The resulting size, shape and height of the buildings would be limited, constraining floorspace.

7.23 
An alternative design style is contemporary.  This would not need to seek to repair the historic pattern of building because it would reflect 2009 not 1920.  It would make use of the segregated curtilage as its own space, to form a distinctive building in its own right.  Such a statement of its time needs to be capable of retaining its qualities for many years, otherwise it is only creating a fading fashion.  It must be understandable but equally attract attention.  It will need to avoid bland massing.  There will need to be a rationale for the materials, and the detailing will have to follow the form of the buildings.  It must function as a focal point to address its various viewpoints.           

Design solution

7.24 
Both a vernacular or modern icon would be appropriate design solutions.  Problems arise when the product is not genuinely either.  A vernacular solution demands correct massing, detailing and materials.  It only needs inappropriate fenestration for example to look like a poorly contrived pastiche.  It must be totally convincing in every design aspect.

7.25 
Equally a modern icon is a demanding style to design.  If it fails to be genuinely eye catching, any mediocrity or blandness will be seen with contempt.  An “anywhere” design must be avoided.      

7.26 
An iconic design will support the regeneration of the Cainscross and Stroud area.  It will show investment confidence through a demonstrable distinctive design.  It will show a “wow” factor that attracts interest.  A new focus will be created in an otherwise neglected area.  It can show a move away from dependency on historic industry, to create a new landmark for Stroud.

Need for an Employment Solution
The existing situation

7.27 
The reuse of Tricorn House or its land would accord with the PPG4 policy of reuse of a building or land in a sustainable location with a new use which will not adversely affect amenity.  There is an opportunity to improve the environment and by providing employment in this location, lower the carbon footprint of the site and locality.  Stroud District has a problem with residents out-commuting for employment.  This is unsustainable and causes considerable traffic congestion on the outskirts of Gloucester and Cheltenham, (source: GVA Grimley report paragraph ES2). 

7.28 
This out commuting is caused by a mismatch of the skills of the residents to the opportunities available.  The GVA Grimley report at paragraph 2.15 states: “a relatively large proportion of the residents of Stroud hold jobs in senior/professional positions, and that fewer than average are employed in elementary/process/service jobs”.     

7.29 
An associated problem is the decline in the traditional manufacturing industry.  This has not only impaired employment but also has led to a decline in investment in some employment sites leaving them neglected in appearance.  The Council will make reference to the GLOS LAA Delivery Plan with a joint collaboration to promote economic development in the County. 
7.30 
A solution is to attract more knowledge based employment into Stroud Urban Area to cater for the skills profile of residents.  Page 24 of the Grimley report states: “in order to stem the flow of out-commuting in the future, Stroud needs to attract more knowledge based industries, which would enable more employment opportunities in the local area for the highly skilled and well qualified population who are resident in the district.  The current mis-match of jobs types within the District compared to the jobs held by the residents suggests that Stroud will need to diversify its employment base in order to decrease the number of people travelling to neighbouring cities in order to work”

7.31 
To assist in this process it is important to retain office employment opportunities.  Paragraph 2.19 of the Grimley Report supports the RSS approach leading to greater self containment of settlements, emphasising that development in Stroud must be employment led to address the imbalance between available jobs and the size and skills of the resident work force.  It is crucial to maintain a healthy supply of employment land.  There is a significant local employer willing to utilise the Tricorn House site for business use.

Social and Economic benefits
7.32 
If the chosen design solution is an iconic modern building this will send out a range of important signals.

7.33 
An eye catching design will get noticed.  If it is seen to be providing employment it will show that the area is alive and open for business.  It will encourage other businesses to locate in the area.  It will generate pride and confidence in the area to foster business start ups and opportunities. 

7.34 
A residential use will not bring the same benefits. Flats attract much less interest, being uses that can be seen anywhere. They have limited prestige or significance, but rather an everyday, non distinctive use.

7.35 
The building has always had an employment use.  If it is no longer used for employment that will communicate a negative message for the vitality and viability of the area.  It will discourage investment in other employment on other sites.

7.36 
An eye catching design shows office jobs have their role within the Stroud environs, where retail and industrial employment dominate the economy.  An office use will help diversify the type of employment available in Stroud.  Currently, the Stonehouse Business Park close to junction 13 of the M5 provides a focus for B1a uses, with the Stroud area relatively unrepresented in such uses at present.  There is a need to turn this around and to help meet the current policy requirements to focus such uses within the urban area. 

7.37 
The office market in Stroud is historically poor, and this site provides an opportunity to restore confidence.  For the future, office based employment will provide the highest number of jobs in relation to floorspace (Source: GVA Grimley report table 5.3.) and hence help provide a sustainable solution to the balance between population and employment. 

7.38 
The Council has not received any significant planning applications for offices in Stroud for several years other than at Cheapside next to the town centre.  However the planning permission at Cheapside for mixed use including offices has not been implemented to date.

7.39 
The Stroud & Swindon Building Society offices constructed in circa 1991 have provided a type of landmark building for a significant local employer.  It uses the prominence of the site and makes a statement.  Undoubtedly it has helped to raise the profile of the area.  It underlines the importance of redeveloping Tricorn House as at a catalyst for the wider area.  Ecotricity are a national firm with a growing reputation.  A prestigious and prominent headquarters will stimulate interest in the area.  
7.40 
Local Plan Policy EM4 requires the protection of existing employment land unless it is no longer suitable for such use.  There is a committed occupant for a replacement office building here, which fully accords with this Policy.  Residential or mixed use would contravene this Policy, as a potential employment reuse exists. 

7.41 
This site provides employment prospects within the urban area, close to main centres of population density, and highly accessible to sustainable forms of travel.  It is on one of the best bus routes in Stroud District.  It is well served by safe footpaths as well as the cycle track.

7.42 
The restoration of the Cotswold Canals is currently being led by Stroud District Council and the Cotswold Canals Trust as one of the most exciting regeneration projects in the area.  It is anticipated that approximately 215,000 extra visitors will be attracted to the waterway each year, many of those to Stroud itself.  It is estimated that they will spend £513,000 collectively each year in the local economy.  It has also been estimated that 600 new jobs will be created in 13,800 square meters of new workspace attracting approximately £83m of private sector investment.  The project represents £36m of public investment in the area and will signal a significant change in the “feel” of the place and its profile in the county and beyond.

7.43 
The Canal is approximately 80 metres away from Tricorn House, and within eyesight of each other.  Retaining the employment use of this site, particularly for prestigious office headquarters, will enhance the regeneration value of this project.  It will also benefit the employees who work there in terms of the environment which surrounds them.  Tricorn House will stimulate the canal corridor.  

7.44 
Subject to the detailed design considerations, Ecotricity are aiming to provide a building to house several hundred employees.  This together with the associated business visitors will support local shops and services thereby benefiting the vitality and viability of the Cainscross area.  This will continue to regenerate the area and show confidence at a time when it is particularly needed.
7.45
This will negate the need for the company to look outside of the district and potentially relocate to meet their growth needs.  Their presence and contribution to the Stroud economy must be maintained.  A hi-tech and “green” company is particularly beneficial.  
7.44
It could be argued that this use could simply be put on an industrial estate.  However this is a potential headquarters for a national company. An eye catching design on such a prominent self-contained site will bring prestige to the area.  A flagship use demands the most prominent self-contained site, to raise the profile of the area, its confidence and attract investment.  On an industrial estate it would not have the same prominence, lack its own context, and fail to be a landmark employment icon on a gateway to Stroud.

7.45
Tricorn House has had vandalism, graffiti and arson.  Its decaying state attracts criminal activity, and degrades the area, thereby spreading anti-social behaviour.  A new, occupied building would be respected.

7.46
As the site is on a major crossroad with routes into the Cotswold and Severn

Vale, it is seen by tourists.  It will also impinge on the potentially restored canal.  The dilapidated, defunct state of this unsightly building does not encourage tourists to stay and explore the area. 

Deliverability
7.46 
Ecotricity has guaranteed implementation of the redevelopment of the building for employment purposes.  This will remove a neglected eyesore and provide much needed jobs.  Alternative mixed use schemes have been mooted here involving residential flats and retail alongside offices. 

7.47 
The market for flats both nationally and in Stroud is depressed as a result of limited mortgage availability, debt, oversupply and general economic prospects.  Indeed it is one of the harshest realities of the current housing market.

7.48 
An element of retail use for part of the site has been mooted.  However, nationally values are falling, discouraging investment.  This part of Cainscross has had some vacancies and it tends to be more service orientated rather than retail. Moreover there are a finite number of service uses that can survive here.

7.49 
No guarantees have been put forward by the landowners for retail uses.  There do not appear to be any contracts signed.  Therefore flats or mixed use development would not be economic for a considerable time.  The opportunity to maximise employment prospects on a brownfield site would be lost.  The neglected, existing building would remain to degrade the character and prospects of the area.

7.50 
Even if one is prepared to wait for retail and flats to become viable, then it is questionable if these uses can ever deliver sufficient return for a quality design.  The cost of demolition, or a fundamental change to its current shape, will be expensive.  If such a change to the massing is not made, it will always look like a rehashed Tricorn House.  Moreover its mundane block like massing is one of its failings.  The economic realities of securing the viability of retail and flats uses will lead to low cost build options - for example cladding.  Such “make do” options will not lead to a quality re-design, but some fudged hybrid of the existing eyesore.         

Specific Design Opportunity
7.51 
A brief for the architects tendering for this project was produced which led to the appointment of Foster and Partners, from London.  Sketch schemes are being prepared, exploring various alternative designs, to pave the way for a planning application.  The brief advocates a modern iconic design which will withstand the passage of time rather than being a fashion statement.  The existing building would be demolished giving an opportunity for a completely new design rather than the onerous constraint of trying to adapt the existing structure.  The planning application is not rushed, rather it is being properly considered.   

7.52 
The brief requires a building specification to the highest environmental standards, aiming towards a zero carbon footprint. The new design will seek to minimise carbon footprint.  It is expected that the design will overtly show its energy efficient credentials.  Indeed a green company must demonstrate such principles in its headquarters.  The extent of car parking and the genuine use of a green travel plan will also accord with the image of the company and the ‘green credentials’ of the Council.  The replacement building and its operation will promote sustainability.  This new building will take full advantage of the site’s prominence and nature as a gateway location.  

8.
THE COUNTY COUNCIL LAND AND OTHER INTERESTS 

8.1
This is only a small area to the east and north of the site.  It is not likely to fundamentally prevent redevelopment across much of the site, but a slightly larger site area may allow a better scheme.  Their needs as a highway authority need to be considered but it is expected that an accommodation will be made with the County Council. Their letter of 17 February 2009 indicates scope for an agreement.
8.2
The concerns by Central Networks appear to be based on the assumption that their substation on or by Bridge Road would be jeopardised, thereby undermining electricity supply to the area.  This is not something the Council would desire and an accommodation will be made.    

9.
CONCLUSION

9.1
The Order is needed to address continuing neglect, boost investment confidence in the area, support sustainable employment regeneration, lead to an eye catching design instead of a long standing blot on the townscape.  It is fully in accordance with national and local planning policies which promote regeneration and environmental improvement.  The Order meets the objectives of paragraph 226(1)(a) of the Town and Country Planning Act 1990.    

10.
HUMAN RIGHTS

10.1
In making the Order, the Council has fully considered all relevant aspects of the European Convention on Human Rights (ECHR)

10.2 Article 1 of the First Protocol (Art. 1/1) of the ECHR states:

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

The preceding provisions shall not, however, in any way impair the right of the State to enforce such laws as it deems necessary to control the use of property in accordance with the general interest or to secure the payment of taxes or other contributions or penalties.”      

10.3
The European Court has 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.

10.4
In order to secure the economic, social and environmental regeneration of this site, the public interest requires that the Order be made.  No lesser measure would achieve these objectives.  The Order has been made in accordance with clearly accessible laws and proper compensation will be paid to the owner.  The Order is therefore a necessary and proportionate measure that strikes the correct balance between the rights of the owner and the wider public interest.  It is therefore entirely consistent with Article 1/1.

11.
PLANS AND DOCUMENTS  

11.1 
The Council may put forward the following plans and documents as part of its evidence to the Inquiry.

CPO notices 

Planning applications

Committee reports

Grimley report

Ecotricity Brief 

Planning Policies 
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