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1.1

1.2

1.3

1.4

1.5

2.1

Introduction

This document is the Statement of Reasons (“Statement”) of Stockport Metropolitan
Borough Council (the “Council") for The Metropolitan Borough Council of Stockport
(72-74 Wellington Road South, Stockport SK1 3SU) Compulsory Purchase Order 2025
(the “Order") that has been made by the Council, and which is to be submitted to the
Secretary of State for Housing, Communities and Local Government (the “Secretary

of State”) for confirmation.

The Council has made the Order pursuant to the powers in Section 226(1)(a) of the
Town and Country Planning Act 1990 (the “Act"), which are described in section 3

below.

The Order is made for the purpose of facilitating the delivery of the comprehensive
mixed-use regeneration scheme known as ‘Stockport Exchange’ (“the Scheme”),

which is described in detail in section 4 below.

This Statement has been prepared in compliance with paragraph 215 of Section 14 of
the Ministry for Housing, Communities and Local Government’'s Guidance on the
Compulsory Purchase Process (January 2025) (the “CPO Guidance”) and sets out
the Council’s justification for promoting the Order and explains why there is a
compelling case in the public interest for the confirmation of the Order. This Statement
is not intended to constitute the Statement of Case that the Council will be required to
prepare in accordance with the Compulsory Purchase (Inquiries Procedure) Rules
2007 (“2007 Rules”) in the event of an inquiry into the Order being held.

In this Statement, the land included within the Order is referred to as the “Order Land"
and is shown edged red and shaded pink on Plan 1 (Order Map) comprising Appendix

1 to this Statement.

Description of the Order Land

The Order Land comprises an office building of approximately 3,000 sq ft adjacent to
the A6, Wellington Road South, Stockport (the “A6”). The Order Land is in a poor state
of repair and has been as such for several years. The photographs below show the
condition of the exterior of the office building comprised in the Order Land as at
3 March 2025.
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2.2
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3.1

3.2

3.3

3.4

3.5

Details of the interests in the Order Land are set out in the Schedule to the Order. The
Council intends to acquire all interests in the Order Land, with the exception of the
mines and minerals interests of Network Rail described in section 13 below. The

Mining Code has therefore been incorporated into the Order.

The Order Land comprises part of the land at Railway Road/Wellington Road
South/Station Road, Stockport, being redeveloped to create the Scheme
(the “Stockport Exchange Site”). The Stockport Exchange Site is shown edged red
on the plan at Appendix 2 to this Statement.

Powers under which the Order is made

The Order is made pursuant to Section 226(1)(a) of the Act, which provides that a local
authority may acquire compulsorily 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.

Paragraph 98 of Section 1, of Tier 2, of the CPO Guidance, explains that the Section
226 power is intended to be a “positive tool to help local authorities ... to assemble
land where this is necessary to implement proposals in their development plan or
where strong planning justifications for the use of the power exist’. It is stated that the
power is “expressed in wide terms and can therefore be used to assemble land for
regeneration and other schemes where the range of activities or purposes proposed

mean that no other single specific compulsory purchase power would be appropriate”.

While wide, the power in Section 226(1)(a) is subject to a restriction in Section 226(1A)
of the Act, which states that the Section 226(1)(a) power may only be used where the
local authority thinks that the development is likely to contribute to the achievement of
the promotion or improvement of the economic, social or environmental wellbeing of

the area.

Paragraph 106.2 of Tier 2 of the CPO Guidance clarifies that “The benefit to be derived
from exercising the power is not restricted to the area subject to the compulsory
purchase order, as the concept is applied to the well-being of the area for which the

local authority has administrative responsibility”.

The Council’s purpose in seeking to acquire the Order Land is to facilitate its delivery
of the latter phases of the Scheme, which is described in detail in section 4 of this

Statement.
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3.6

3.7

3.8

The Council considers that the acquisition of the Order Land, which will enable the
delivery of the Scheme in its entirety, will contribute significantly to the economic,
environmental and social well-being of the area by delivering important and much

needed public benefits, as explained in section 4 below.

The overriding test with which the Secretary of State must be satisfied in order to
confirm the Order is whether there is a “compelling case in the public interest’ for
making the Order to justify the proposed interference with the private rights of those
who have interests in the Order Land (Paragraphs 2.1 and 12.3 and 12.4 of Tier 1 of
the CPO Guidance). This test is clearly met in this case, as demonstrated throughout

this Statement.

There are a number of general considerations set out in the CPO Guidance that the

Council needs to demonstrate to the satisfaction of the Secretary of State:

3.8.1 that the Council has a clear idea of how it intends to use the land which it

is proposing to acquire (Paragraph 13.3 of Tier 1 of the CPO Guidance);

3.8.2 that the Council has taken reasonable steps to understand the impact of
the exercise of the compulsory purchase powers included in Order, and the
acquisition of a person’s interest in the land, on that person, and to acquire
all of the Order Land by agreement (Paragraphs 2.2 and 2.3 of Tier 2 of the
CPO Guidance);

3.8.3 that all necessary resources are likely to be available within a reasonable

timescale (Paragraph 13 of Tier 1 of the CPO Guidance);

3.8.4 that funding is available now or will be available early in the process for both
acquiring the necessary land (the Order Land) and constructing the
remainder of the Scheme/the Proposed Development as described in

section 6 below (Paragraph 14 of Tier 1 of the CPO Guidance);

3.85 that the Scheme is unlikely to be blocked by any physical or legal

impediments to implementation, these include:

(i) the programming of any infrastructure accommodation works or

remedial works which may be required; and

(i) any need for planning permission or other consent or licence,

755463690_1 5



3.9

3.10

3.1

3.12

3.13

(Paragraph 15 of Tier 1 of the CPO Guidance).

In addition to the above, Paragraph 107.1 of Section 1 of Tier 2 of the CPO Guidance
states that the use of the Section 226(1)(a) power specifically “needs to be set within
a clear strategic framework” with that framework being “founded on an appropriate
evidence base, and to have been subjected to consultation processes”. Paragraph
107.2 continues that “Whilst it is not expected that all impediments to the delivery of a
scheme will have been removed or overcome by the point at which the decision on the
confirmation of compulsory purchase order is made, the planning framework providing
the justification for the order should be as detailed as possible to demonstrate that
there are unlikely to be planning or other impediments to the implementation of the

scheme following the confirmation decision being made”.

Paragraph 109.1 of Section 1 of Tier 2 of the CPO Guidance goes on to set out the
matters that the Secretary of State will consider when deciding whether to confirm an
order made under Section 226(1)(a) of the Act. These include whether the purpose for
which the land is being acquired “fits in with the development plan ... or where no such
up to date local plan exists, with the draft local plan and the National Planning Policy
Framework; the extent to which the proposed purpose will contribute to the
achievement of the promotion or improvement of the economic, social or
environmental wellbeing of the area; whether the purpose for which the local authority
is proposing to acquire the land could be achieved by any other means....; and the

potential financial viability of the scheme for which the land is being acquired”.

As is explained in section 6 below, the Proposed Development has the benefit of the
Planning Permission in accordance with a Revised Masterplan (terms defined at
paragraphs 5.7 and 6.3, below), which was the subject of public consultation, and

which complies with the adopted planning framework.

As explained in section 4 below, the Council considers that the acquisition of the Order
Land, which will enable the delivery of the Scheme in its entirety, will contribute
significantly to the economic, environmental and social well-being of the area by

delivering important and much needed public benefits.

As is explained in section 9 below, sustained efforts have been made by the Council
to acquire the Order Land by agreement for over a decade and it has now become
clear to the Council that the Scheme, and its significant public benefits, cannot be

delivered in its entirety without the use of the Council’s compulsory purchase powers.
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Accordingly, on 24 June 2025 the Council resolved to make and promote the Order for
the Order Land. The Order was made on 3 July 2025.

The Council’s purpose in seeking to acquire the Order Land: The need for the
Scheme of which the Proposed Development forms part

Background to the Scheme

The need for regeneration of the area around Stockport Railway Station (the Stockport
Exchange Site) which is a key ‘gateway’ location for those accessing the town via
Stockport Railway Station (the “Station”), became apparent circa 2010/2011, when
the area was in a state of decline due to a lack of investment. A large number of the
buildings were vacant and most of the area surrounding them was being used for
surface car parking, with no public realm or landscaping. (The photo below shows the
extent of surface car parking and a view of the access road that separated the Station

from the Stockport Exchange Site):

4.1.1
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4.2

4.3

4.4

4.5

The area had become a hub for antisocial behaviour, due in part to its distance from
the main footfall of Stockport Town Centre (the “Town Centre”), and had developed a
reputation for being unsafe, which hindered the ability to secure investment for its

redevelopment/regeneration.

It was clear to the Council that without decisive intervention, the Stockport Exchange
Site would continue to fall into further disrepair which would result in significant adverse
consequences for the local economy, those living and working in the town, and users
of the Station.

In January 2011 the Council acquired the majority of the Stockport Exchange Site
(formerly the Grand Central Leisure complex) via voluntary agreements, and in
September 2012, entered into a Development Agreement with Muse Places Limited
(“Muse”) (as development partner). Together, the Council and Muse developed a
masterplan for the Scheme (the “Masterplan”) which envisaged a new

commercial/business district with opportunities for retail and leisure.

The aim of the Masterplan was to create the right conditions for attracting investment
to enable comprehensive redevelopment of the Stockport Exchange Site (i.e. the

Scheme) and to deliver economic growth, including specifically:

755463690_1 8



4.6

4.7

4.8

4.9

451 Provision of a strong ‘sense of arrival’ into Stockport, with a safe, clear and
attractive route to/from the Station, with more open spaces and new public

realm to include soft and hard landscaping;

452 Development of a new commercial quarter with landmark buildings that
could accommodate modern workspace demands and facilitate the
creation of new employment opportunities, with spaces for retail and leisure

at ground floor level,

4.5.3 Transformation of the A6 corridor frontage by strengthening its civic setting
and enhancing the gateway impact to improve the quality of the journey

from the Station to the Town Centre.

Critically in relation to the Order Land, the Masterplan specifically included the A6
frontage of the Scheme (on which the Order Land is located) in order to ensure the

integration of the Scheme into the Town Centre, particularly for pedestrians.

The delivery of the Scheme became a key ambition of the Council, as explained in

more detail below.

The Council considers that the ongoing development of the Scheme is critical to the

continued growth of the town and associated Mayoral Development Corporation.

Policy support for the Scheme

The principal relevant planning policies are set out in detail at Appendix 5 to this
Statement. Most relevant is Core Strategy policy CS7 Accommodating Economic
Development which seeks to focus office space “in the Town Centre, increasing and
improving the available office space in the Borough’s most sustainable location”.
Importantly, it goes on to state that “the Council envisages high density office
development, particularly in the Town Centre, which will make best use of the available
land.” These policies, alongside other material planning considerations set out below

expressly support the delivery of Stockport Exchange in this highly sustainable

location. The Scheme forms a key part of the One Stockport Economic Plan
(“Economic Plan”, a copy of which comprises Appendix 4), which aims to grow
Stockport’s local economy by creating and supporting businesses that are resilient and
productive, generating quality jobs which are sustainable and accessible for the

benefit of residents.
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4.10

4.1

412

4.13

4.14

4.15

The Economic Plan identifies the need to improve/increase Stockport’s stock of high-
quality office accommodation in order to capture a bigger share of high value
employment in sectors forecast to grow over the long term such as digital, technology

and the service industry.

The Economic Plan also states its aim to create well-connected, competitive business
locations to ensure that Stockport can attract a bigger share of the forecast growth in
the professional, scientific, creative and digital employment sectors, which are forecast

to grow at National and Greater Manchester Combined Authority (GMCA) level?.

In addition, the Stockport Town Centre West Strategic Regeneration Framework
(2020) (SRF)? is a material planning consideration which clearly makes the completion
of the Stockport Exchange a strategic regeneration objective. The SRF identifies
Stockport Exchange as a new urban neighbourhood with medium rise Grade A office
space set in high quality public realm forming a new commercial business district or
office quarter within the borough and Greater Manchester.  Together, the
aforementioned polices and documents expressly support the delivery of the Scheme

in this highly sustainable location.

Economic Benefits and Job Creation

The Scheme aligns with the objectives outlined in the Economic Plan which
emphasises the importance of fostering a robust local economy by creating and
supporting successful businesses that generate quality jobs which are better paid,

sustainable, and accessible.

As explained in more detail in section 5 below, Phases 1 to 4 of the Scheme are now
complete, delivering ¢.175,000 sq ft of office space alongside a 115-bed hotel, two
multi-storey car parks and extensive public realm. Phases 5 to 8 of the Scheme/the
Proposed Development (comprising further offices, residential, retail and leisure
accommodation together with extensive public realm and landscaping) are required

to deliver the Scheme in its entirety.

The establishment of new businesses in the Scheme is expected to create a
substantial number (in the region of 3,000) of additional (new) jobs, thereby boosting

the local economy. This includes not only high-value knowledge sector jobs but also

1 P10 of the Economic Plan
2 P23 of the Economic Plan

3 2020 Strategic Regeneration Framework — Stockport Mayoral Development Corporation
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4.16

417

4.18

4.19

4.20

entry-level positions essential for the foundational economy. Roles such as cleaners,
maintenance staff, and ancillary services will be crucial, ensuring the smooth operation

of these businesses.

To date, the Scheme accommodates in the region of at least 1,500 jobs, as shown
below. Building SE3 (Stockport Exchange 3) will accommodate approximately 500

more jobs when it is fully leased:

Building Organisation Jobs Created
SE1 BASK 6
SE1 MusicMagpie 240
SE1 Sainsburys 12
SE1 Stagecoach 650
SE2 CHEC 12
SE2 Industrial REIT/ INDURANT 50
SE2 ONP 180
SE2 BASF 230
Holiday Inn Express Holiday Inn Express 24
SE3 Hurst 120
Management Suite CBRE 26
Total 1,550

Additionally, the increase in footfall associated with the new offices will support and
stimulate growth in the hospitality, food, and drink sectors, further enhancing job

creation and economic activity.

Using the Stockport Exchange Site in this way delivers significant additional value and

benefit compared to the previous uses.

Benefits to the Local Foundational Economy

The Scheme has, and will continue to have, a positive impact on the local foundational
economy by providing numerous entry-level jobs. These positions are vital for the
community, offering employment opportunities to individuals who may not have
advanced qualifications. The presence of new offices at the Stockport Exchange Site
necessitates services such as cleaning, maintenance, and security, thereby creating
stable employment for local residents. Furthermore, the increased footfall and
business activity will support ancillary businesses, including hospitality and retail,

contributing to a vibrant local economy.

Residential Accommodation and Young Professionals

Plans for additional residential accommodation in the Town Centre west and new

developments in Town Centre east will provide homes for an increased number of

755463690_1 1"



4.21

5.1

5.2

5.3

young professionals. The proximity of these residential areas to the Scheme will be
appealing to those persons working in Scheme and encourage walking and cycling,
contributing to a reduction in pollution and traffic congestion. This aligns with the
Council’s broader policy goals of creating a sustainable and environmentally friendly

urban area.
Strategic Transport Network Access

The location of the Stockport Exchange Site offers excellent connectivity to the
strategic transport network. It is well-served by rail, road, and public transport, ensuring
ease of access for employees and visitors. The proximity to the Station provides direct
links to Manchester, London and other major cities, while the nearby A6 offers a main
arterial route to Manchester. Additionally, the development is close to Manchester
Airport, facilitating international business travel and attracting global businesses and
visitors. This strategic location enhances the attractiveness of the Stockport Exchange
Site as a business hub, supporting economic growth and development. This also aligns
with the broader goals of creating a sustainable and environmentally friendly urban

area.

Development of the Scheme

Development of the initial Scheme Masterplan

As explained at paragraph 4.4 above, in January 2011 the Council acquired the
majority of the Stockport Exchange Site. In 2012, Muse was selected as the
development partner and a Development Agreement was entered into and a Scheme

Masterplan designed.

The initial Scheme Masterplan planning application was subject to a significant amount
of pre-application consultation, which involved the use of multiple consultation
methods to engage effectively with the Council as Local Planning Authority, local
businesses, local forums, key stakeholders, statutory consultees and local Councillors

to identify and consider any issues prior to the submission of the planning application.

Consultation was undertaken in accordance with the requirements of national policy
(the Localism Act and the NPPF) and the Council's Statement of Community

Involvement as described in Appendix 6.
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Delivery of the Scheme to date

5.4 In partnership with its development partner, Muse, the Council has successfully
delivered the first four Phases of the Scheme creating an award-winning, modern
business district which has been successful in driving forwards economic growth and

delivering new employment opportunities inn Stockport:

5.4.1 Phase 1 comprises a 1,100-space multi storey car park (MSCP), operated
by NCP. This parking solution, which was completed and opened in
February 2014, enabled the transformation of the part of the Stockport
Exchange Site immediately outside the Station entrance, which had
previously been dominated by surface carparking. This is now an inviting
tree-lined, pedestrianised, landscaped area with a dedicated taxi rank and
drop-off zone.

5.4.2 The photo below shows the Stockport Exchange Site before any
redevelopment took place. When leaving the train station, visitors were met

with a high wall and a road that had to be crossed in order to access the

car nearby parking and route to the Town Centre beyond.

543

544 The photo below shows the extent of surface car parking and a view of the
access road that separated the station from the Stockport Exchange Site:
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5.4.5

546 The photos below show the inviting pedestrianised and landscaped area
that runs from the Station through the centre of the Stockport Exchange
Site post development of Phases 1-4 of the Scheme:
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5.4.8
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5.4.9
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5.4.10

5.4.11 Phase 2 comprises a 115-bed Holiday Inn Express hotel and ‘1 Stockport

Exchange’, which was the first office building to be built as part of the initial
Scheme Masterplan. This 61,500 sq ft office building is now home to
Stagecoach, the UK’s biggest bus operator, as well as leading global e-
commerce business Music Magpie. The office building now accommodates

over 500 full time employees and over 150 staff are employed in the hotel.

5.4.12 Phase 3 comprises a 61,500 sq ft office building known as ‘2 Stockport
Exchange’. The space is now fully occupied by strong covenant tenants
including BASF, Oneill Patient, Blackrock and an NHS provider. This

building now accommodates nearly 600 full time employees.

5.4.13 Phase 4 comprises a  398-space tenant-only car park which
accommodates occupiers of the office buildings, and ‘3 Stockport
Exchange’, a 60,000 sq ft office, which completed in December 2023. The
top floor of this building is now leased to Hurst Accountants. The remaining
space is available to lease and being marketed accordingly.
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5.5

5.6

5.7

5.8

Stockport Exchange has become the pre-eminent commercial office location in
Stockport and one of the strongest regionally outside of Manchester city centre. The
initial phases of the Scheme (Phases 1-4) have proved extremely successful, with 1

Stockport Exchange becoming fully let within the first 6 months.

The Revised Masterplan

The initial planning permission for the Scheme bearing reference number DC/054978
expired in September 2022. This presented an opportunity to refresh the Masterplan

in relation to the remainder of the Scheme (Phases 5-8).

Council members approved a refresh of the Scheme’s masterplan (the “Revised
Masterplan”) on 27" June 2023, together with preparation of a new hybrid planning
application to secure detailed permission for offices within Phase 5 of the Scheme
(c.60,000 sq ft) and outline planning permission for Phases 6, 7 and 8 of the Scheme
(c.207,000 sq ft) comprising further offices, residential, retail and leisure
accommodation together with extensive public realm and landscaping (“the Proposed
Development’). The Proposed Development is required to complete the Scheme in
its entirety and secure the comprehensive regeneration of the Stockport Exchange Site

as further explained below.

The Revised Masterplan has been developed to deliver a high-quality built
environment, ensuring a logical and efficient layout that enhances accessibility and

pedestrian movement. Key considerations include:

5.8.1 Site Integration — The Proposed Development complements and finalises
the existing Phases of the Scheme, reinforcing Stockport Exchange as a
primary commercial destination and enhancing the visual appeal of the

same.

5.8.2 Connectivity & Accessibility — The Revised Masterplan strengthens links
between the Town Centre, the A6, and the Station, enhancing pedestrian
permeability and reducing reliance on vehicular access, creating an inviting

and accessible urban environment.

5.8.3 Commercial Viability — The office space is designed to provide clear-span,
open-plan floorplates, ensuring flexibility to accommodate a variety of

business needs and supporting the local employment market.

755463690_1 19



5.9

6.1

6.2

584 Enhancing Visual Appeal — The removal of underutilised structures will
improve the aesthetic quality of the Scheme, ensuring an attractive setting

for potential tenants and investors.

5.8.5 The Revised Masterplan anticipates Phases 6 and 7 together with essential
public realm on the A6 (of which the Order Land forms part), as illustrated
on the Revised Masterplan. Phase 7 will be constructed on land fronting
the A6 (including the Order Land), between Grand Central Steps and
Railway Road.

Phasing in the Revised Masterplan is indicative of the sequential order in which it is
anticipated that Phases 5-8 will be brought forward. However, the sequential order of
the phasing is not fixed to allow flexibility in responding to future market conditions and
opportunity. Should a tenant come forward who wanted a commercial office building
with frontage to the A6 for example, (which would be part of Phase 6 or Phase 7), the
delivery of a building here could come before Phase 5, which sits adjacent to Phase 4
that has already been delivered. Phase 8 is situated slightly apart from the rest of the
Scheme and has the option to come forward as a residential or commercial building,

ensuring that development can come forward according to market demand on this plot.

The Proposed Development

The Proposed Development complements and provides continuation of the completed
Phases of the Scheme with a ‘place first’ approach creating an attractive environment

for occupants, visitors and future tenants of existing and future Phases of the Scheme.
The Proposed Development will provide:

6.2.1 c. 260,000 sq ft of Grade A office space across four Phases (Phases 5-8),
meeting identified market demand and supporting business expansion
within Stockport. There is also scope for Phase 8 of this to be residential
instead of commercial should future market demand mean this is the best
development option, replacing 95,000 sq ft of office space with 100

apartments.

6.2.2 c. 44,500 sq ft of public realm, landscaping, and infrastructure, enhancing
connectivity and improving the quality of the built environment while
reinforcing the Stockport Exchange Site as an attractive destination for

businesses and visitors.
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6.3

6.4

6.5

6.6

A hybrid planning application for the Proposed Development was submitted on the 22"
of March 2024, and planning permission was granted by the Council’s Planning &
Highways Regulation Committee on the 15" of August 2024 (the “Planning

Permission”).

The Proposed Development comprises the following ‘Phases’ of development shown
spatially on the Phasing Plan at Appendix 7 to this Statement), however, as noted
above, the sequential order of the phasing is not fixed to allow flexibility in responding

to future market conditions and opportunity:

Phase 5: Offices (Use Class E) and associated public realm. This Phase

encompasses the following elements:

6.5.1 a contemporary office sat within well-considered public realm. At six storeys
and around 60,000 sqft, the building form will be visually striking and highly
contemporary in specification. It will match the sustainability specifications
occupiers and investors demand and the floorplates will be flexible to meet

modern occupier demands;

6.5.2 the active ground floor commercial space will accommodate either a retail
tenant or can be used by an office occupier seeking a ground floor

presence,

6.5.3 the works around the building include improved public realm, with a new
public square and a mix of hard and soft landscaping. This will visually
enhance the local urban context. It will improve the physical appearance

and appeal of this key pedestrian link between the Station and the A6.

Phase 6 and 7 (of which the Order Land forms part):

6.6.1 The demolition of the existing building on the Order Land will be followed
by the installation of temporary landscaping, including lawned areas and a

low fence.

6.6.2 At a point in the programme of comprehensive redevelopment, the
construction of office buildings with ground floor commercial uses (Use
Class E) will proceed. These phases include two high-quality, modern and
sustainable commercial office buildings that will revitalise the streetscape

of the A6 and enhance the gateway impact of this key route. At ground
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6.7

6.8

6.9

6.10

level, there will be active frontages including retail space and improved
public realm, providing attractive pedestrian access between the Station
and the Town Centre. Street furniture and planters will define spaces and

articulate movement through the Stockport Exchange Site.

Phase 8: either office or residential use with ground floor commercial use (Use
Class E or C3):

6.7.1 This Phase will transform land used as a surface car park into either modern
apartments or office space, ensuring the entire area around the Station

contributes positively to the Scheme.

The public realm strategy is integral to the placemaking objectives of the Proposed
Development and the Scheme as a whole, creating an enhanced pedestrian
environment that improves the overall experience for occupiers, visitors, and the wider

public. The design prioritises:

6.8.1 A pedestrian-first approach, removing vehicular traffic from the core

campus to enhance safety, well-being, and placemaking objectives;

6.8.2 Strengthened connections between key urban nodes, ensuring a seamless

transition from the Station, to the A6, and the Town Centre beyond;

6.8.3 A phased landscape strategy, ensuring high-quality permanent solutions at
each stage of development, with interim measures to maintain visual

amenity and mitigate the impact of any remaining underutilised spaces.

The proposed public realm enhancements improve the civic grain along the A6,
creating an improved sense of arrival through expanded public spaces and an
enhanced pedestrian experience. The design ensures a seamless integration of built
form and landscape, supporting a cohesive environment across the Revised

Masterplan.

During the phased implementation of the Scheme, a strategy for interim solutions will
be adopted, ensuring that areas awaiting permanent development maintain a high-
quality visual and functional presence. These interim uses will support occupier
experience, communicate a strong intent to potential occupiers while reinforcing the

overall identity of the Scheme as a premier business destination.
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6.11

7.1

7.2

7.3

7.4

7.5

7.6

The Order Land comprises part of Phase 7 of the Scheme, as explained in more detail

below.

The need for the Order Land

The Order Land is an integral part of the Stockport Exchange Site and a key frontage
of/‘gateway to’ the Scheme. Phase 7 is critical to the delivery of the Proposed

Development and the delivery and success of the Scheme as a whole.

The phasing in the Revised Masterplan (detailed at paragraphs 5 to 6.7 above) is
indicative of the sequential order in which it is anticipated that Phases 5 to 8 of the
Scheme/the Proposed Development will be delivered, but this is not fixed to allow
flexibility in responding to ever-changing market conditions and opportunities. Should
a tenant come forward who wanted a commercial office building with frontage to the
A6 for example, (which would be part of Phase 6 or Phase 7), the delivery of a building
here could come before Phase 5, which sits adjacent to Phase 4 that has already been

delivered.

The Council needs to acquire the Order Land at this juncture to enable that flexibility
and to address key challenges that currently impact the Stockport Exchange Site’s

development potential.

As explained in section 4 above, the lack of investment in the Stockport Exchange Site
prior to the Council’s intervention and the subsequent delivery of Phases 1-4 of the
Scheme can, in large part at least, be attributed to the run-down, unsightly buildings
located across the Stockport Exchange Site and the positioning of those buildings that

created physical barriers and poor pedestrian connectivity.

Whilst the redevelopment of the western part of the Stockport Exchange Site (Phases
1-4) has addressed some of these issues, the poor condition of its eastern part
(Phases 5-8) needs significant improvement in the near future in order to attract and
secure further investment for the delivery of the Scheme in its entirety, and the public

benefits that will flow from it.

The run-down building on the Order Land is clearly visible from the completed Phases
of the Scheme, and the office building comprising ‘Stockport Exchange 3’ in particular,
as can be seen from the photos taken from within the ground and fourth floor of that

building:
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7.6.1

7.7  Above: View from the ground floor of 3 Stockport Exchange. Below: View from the
fourth floor of 3 Stockport Exchange.
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In contrast, the building which occupied the land adjacent to the Order Land has been
demolished and the site landscaped, giving a much more attractive outlook from 3
Stockport Exchange:
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7.9

7.10

7.11

7.8.1

Clearly businesses will prioritise investment in and occupation of attractive and safe
spaces which positively represent their brand to clients and employees. The condition
and location of the existing buildings on the Order Land acts as a barrier between the
Town Centre and the Station and hinders the delivery of the Scheme, including the

construction of new buildings, landscaping and public realm.

Without certainty as to the delivery of the Proposed Development, including Phase 7,
prospective investors in the space (being occupiers or purchasers of office space or
commercial premises delivered as part of the Scheme) are sceptical as to the
deliverability of the Scheme in its entirety with the result being that investment in the

Scheme and the resultant economic growth are hindered.

The real-world implications of the Order Land remaining in its current state are
demonstrated in queries raised by prospective occupiers of the Scheme regarding the
Council’s plans for the land and buildings situated between 3 Stockport Exchange and
the A6, which includes the Order Land. Prospective occupiers are considering
investing a significant amount of their money on their real estate strategy and want
comfort that it will support their staff retention by providing a desirable place to work
both inside and outside their office. Some businesses, such as professional services,
work outside of ‘core’ office hours, these being 9:00 — 17:00, and as such employees
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7.13

7.14

8.1

8.2

may be working until late. Employers want to ensure their offices are situated in a safe

and secure estate where it feels safe for anyone leaving the office out-of-hours.

The acquisition of the Order Land will provide the certainty to investors in and
occupiers of the Scheme (both current and prospective) that the buildings currently
occupying the Order Land (which significantly blight the area) can be demolished and
the Order Land redeveloped, encouraging investment and future occupation of the
Scheme. Initial works to the Order Land (following demolition) will comprise of an
interim landscaping treatment (grass with low level wooden fencing), which will vastly
improve its physical appearance, as illustrated by the photographs at paragraphs 7.7.1
and 7.8.1 above (which show the Order Land and adjacent landscaped land
respectively), and improve pedestrian permeability from the A6 to the station,

increasing the feeling of safety pending commencement of construction of Phase 7.

As explained in the Funding section below (section 11), the Council has funding
available now for the acquisition of the Order Land, the demolition of the existing

buildings on the Order Land, and the carrying out of landscaping works.

Improvement of the physical appearance of the Order Land will encourage investment

in and future occupation of the latter Phases of the Scheme.

Consideration of alternatives

Paragraph 109.1 of Tier 2 of the CPO Guidance explains that any decision about
whether to confirm an order made under Section 226(1)(a) of the Act will be made on
its own merits but the factors that the Secretary of State can be expected to consider
will include whether the purpose for which the local authority is proposing to acquire
the land could be achieved by other means. This may include considering the
appropriateness of any alternative proposals put forward by the owners of the land, or
any other persons, for its reuse, and examining the suitability of any alternative

locations for the purpose for which the land is being acquired.
Alternative locations

In 2014, when the original planning application was prepared and submitted, the
Stockport Exchange Site presented a significant development opportunity for the

town’s long-term future.
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8.3

8.4

8.5

8.6

8.7

8.8

The location of the Stockport Exchange Site offers unparalleled connectivity, being
well-served by road, and public transport networks. Its proximity to the Station in
particular is crucial for attracting businesses that prioritise sustainable accessibility and
connectivity, which are key factors for economic success. Additionally, the nearby A6
road offers a main arterial route to Manchester, and the proximity to Manchester Airport
facilitates international business travel. These factors collectively make the Stockport

Exchange Site the most advantageous for the creation of a thriving business district.

The suitability of alternative locations for the Scheme have been thoroughly examined.
Potential alternative sites within Stockport would not have offered the same level of
connectivity and strategic advantages as the Stockport Exchange Site. The central
position of the Stockport Exchange Site, adjacent to the Station, is unique in its ability
to attract high-profile businesses and support sustainable transport options. Alternative
sites would have required significant infrastructure improvements to match the
accessibility and connectivity of the Stockport Exchange Site, making them less viable

and more costly location options to deliver a multi-phase commercial office scheme.

The Stockport Exchange Site was therefore the best site for achieving the Council's
objectives of economic growth and job creation. The Proposed Development forms an

integral part of the Scheme and cannot in isolation be located elsewhere.

As explained in section 5 above, the Council has successfully delivered the first four
Phases of the Scheme creating an award-winning, modern business district which has
been successful in driving forwards economic growth and delivering new employment
opportunities. The purpose for which the Council is proposing to acquire the Order
Land is to enable the completion of a modern business district that supports economic
growth and job creation, and its success to date is evidenced by the rapid occupancy

of the completed Phases of the Scheme.
Alternative proposals

No formal or informal proposals have been put forward by the Owner or occupier for
the improvement or redevelopment of the Order Land. The most recent planning
consents for the Order Land are from 1996, when an application to change the use of
part of the ground floor of the existing building from office to retail use was granted,

and 2001, when planning permission was granted for alterations to the roof.

As noted in section 7 above, the owner of the Order Land has not kept the existing

building on it in a good state of repair. The majority of the existing building has been
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8.9

8.10

8.11

8.12

vacant for a long period. A printing business appeared to take up occupation of part of

the ground floor in 2024 although this business now appears to be inactive.

The existing building on the Order Land is currently subject to ongoing investigations
in respect of its use as an illegal HMO. Following a visit from Greater Manchester Fire
Service in January this year, a Prohibition Order preventing its use for residential

purposes has been in force (see paragraph 9.3 below)

In summary, neither the owner of the Order Land nor any other person has submitted
an application for planning permission to improve or redevelop the Order Land, nor is
the Council aware of any informal proposals for the same. Given the poor state of
repair of the existing building on the Order Land itis in the Council’s view highly unlikely
that the owner (who is in legal control of the Order Land) will present and execute a

credible proposal for redevelopment of the Order Land.

Whilst there is no certainty that the Order Land will be improved or developed at all,
(i.e. by the owner of the Order Land or a third party) there is also uncertainty as to
whether any theoretical proposal to redevelop the Order Land would align with the
Council's strategic vision for economic development and regeneration of the land as
part of Phase 7 of the Scheme and provide the same level of economic benefit or job
creation potential as the proposed office space in the context of that broader £1 billion
investment in the Town Centre, aimed at transforming Stockport into a thriving

business hub.

The purpose of acquiring the Order Land at this juncture is to ensure that the public
benefits associated with the completion of the Scheme are realised, which can only be
facilitated by the delivery of the Proposed Development. The Proposed Development
cannot be delivered without the demolition of the existing building on the Order Land.
There is no scaled down version or alternative design layout of the Proposed
Development that can deliver the same benefits with this building in situ, and as
detailed above, the full public benefits of the Scheme cannot be realised with the Order
Land in its current form. The Council has made repeated efforts over a prolonged
period to acquire the Order Land by agreement (as detailed at section 9 below). These
efforts have unfortunately been unsuccessful and as such the Council has no option

other than to progress the Order.
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9.1

9.2

9.3

9.4

The Need for Compulsory Acquisition

The Council has secured all land required for the delivery of the remainder of the
Scheme (Phases 5-8), save for the Order Land. As explained in section 7 above, the
Order Land is an integral part of the Proposed Development and the Scheme as a

whole.

In accordance with Paragraphs 2.2 and 2.3 of Tier 2 of the CPO Guidance, extensive
efforts have been made by the Council to acquire the Order Land voluntarily from its
owner (the “Landowner”). Surveying firm Keppie Massie (“KM”) was originally
instructed by the Council to assist with land assembly for the Scheme (including the
Order Land) in approximately 2010. KM commenced substantive discussions with the
Landowner for the acquisition of the Order Land in 2013 and subsequently progressed

discussions with the Landowner’s agent.

The Council understands that the building on the Order Land was historically occupied
by the Landowner’s solicitors’ practice, but that the firm vacated the building in 2021
or 2022. The building was then vacant for a period, and it was subsequently part
occupied (believed to part of the ground floor) by a printing business in approximately
April 2024. The first and second floor of the building have also recently been occupied
illegally as an HMO but that use has now ceased following action taken by Fire
Service, including the service of a Prohibition Notice on the Landowner on 8™ January

2025 as referred to in paragraph 8.9 above.

KM have made numerous offers to the Landowner on behalf of the Council for the

purchase the Order Land, between August 2017 and October 2024, as follows:
9.4.1 August 2017,

9.4.2 October 2019;

9.4.3 October 2020;

944 December 2022;

945 April 2024; and

9.4.6 October 2024.
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9.8

9.9

9.10

10

10.1

All of the offers made by the Council to the Landowner were either equal to or in excess
of the market value of the Order Land (from time to time). The offers were calculated

in accordance with the compensation code and made following the CPO Guidance.

The Council, Muse and the Landowner met in January 2023, at which point the
Landowner advised that he would be willing to dispose of the Order land. However,
the Landowner’s aspirations were very far in excess of the market value of the Order
Land. As a local authority funded by the public purse, the Council, whilst acting in
accordance with the CPO Guidance, cannot countenance paying such an excessive
price to acquire the Order Land. KM reports that the Landowner has been generally
uncooperative throughout the decade of negotiations that preceded the making of the
Order.

Since 2024 the Landowner initially refused the Council’s revised offer and responded
to say that he did not now wish to sell. More recently following a period of no response
from the Landowner, he has engaged in further discussions with KM although his

aspirations as to price remain very considerably in excess of market value.

The Landowner has been informed of the Council’'s continuing wish to acquire the
Order Land by private treaty agreement, most recently by email on 27 November 2024
and in several subsequent emails and telephone discussions. Please see schedule of

engagement at Appendix 8 in that regard.

Despite the Council’s sustained efforts to engage and negotiate with the Landowner
over a prolonged period, voluntary agreement for the acquisition of the Order Land has
not been reached. Whilst the Council remains committed to acquiring the Order Land
by agreement if at all possible, the Council does not consider that there is a reasonable
possibility of concluding such agreement in the near future. In light of this, and the
pressing need to secure the Order Land to enable the delivery of the Proposed
Development and the wider Scheme, the Council considers that the compulsory

acquisition of the Order Land is necessary.

A record of the Council’'s correspondence and engagement with the Landowner can

be found at Appendix 8 to this Statement.

Consents required for the Scheme

As explained in section 6 above, the Planning Permission has been obtained for the

Proposed Development. The Planning Permission grants detailed planning consent
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for Phase 5 and outline planning consent for Phases 6-8. Other than Reserved Matters
Approval for Phases 6-8, no other consents/licences will be needed for the delivery of
Phases 6-8 of the Scheme.

Delivery and Funding

Delivery

In September 2012, the Council and Muse entered into a Development Agreement to
facilitate the delivery of the Scheme, to bring the skills and expertise of a private sector
developer alongside the Council to deliver the Council’s strategic vision. The success
of that partnership is demonstrated in the first phases of the Scheme (Phases 1-4)

having been successfully delivered as described earlier in this Statement.

In addition to the success of the Scheme to date, Muse has a strong track record of
delivering multi-phase regeneration projects detailed below. Muse’s role as
Development Manager on the below schemes is to provide resources and expertise
throughout the delivery of each phase to cover the complete development cycle,

comprising:

e Masterplanning

o Land Assembly / if and where necessary

e Risk Management

e Health & Safety Management

¢ Planning / Public Consultation and Stakeholder Engagement
e Cost Management

¢ Design and value management

e Programme Control

¢ Funding Advice and Financial Appraising / Modelling

o ESG including Social Value Planning and Sustainability measures / Targets

e Procurement and Construction
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11.3 Example 1: Salford Central:

11.3.1

11.3.2

11.3.3

The Salford Central development is a multi-phase, mixed-use development
located next to Salford Central Railway Station and bordering Manchester
City Centre. It covers approximately 17 hectares of land adjoining the River
Irwell and has two key districts: Chapel Street and New Bailey. It is being
delivered by the English Cities Fund (“ECF”), a partnership between Muse,
Legal & General and Homes England, together with the University of
Salford and Salford City Council.

Delivery has been in part facilitated by the creation of a Development Trust
Account whereby ‘surplus’ profits from more profitable schemes are
reserved to support viability gaps on less profitable schemes to ensure

delivery of the entire masterplan.

Following completion of the Master Development Agreement in 2014,
Phase 1 — One New Bailey- was completed in May 2016. As of 2022,
multiple phases of the scheme have been delivered or commenced,
including, over 1,000 new homes, 750,000 sq ft of commercial space, a
143-bed hotel, over 30,000 sq ft of leisure and retail and 1,248 MSCP

spaces.

11.4 Example 2: Salford Crescent

11.4.1

11.4.2

755463690_1

Salford Crescent is a £2.5 billion partnership masterplan in Salford, set
across a 240-acre city district, with impact across Salford and beyond. This
scheme is also being delivered by the ECF. The Salford Crescent
development, which includes the University of Salford’s campus, Salford
Crescent Train Station, Peel Park, Salford Innovation Forum, and Salford
Museum & Art Gallery is a place where industry, education, and community

come together.

The masterplan for the Salford Crecent scheme includes mixed-use
development including over 3000 new homes, 1.5mn sq ft of commercial
space (including leisure, retail and educational) and 2mn sq ft of high-
quality public realm. It is expected that up to 7,000 full time jobs will be
created by the scheme. Taking advantage of the biodiversity and green
spaces across the Crescent masterplan, ECF is utilising sustainable

initiatives in connection with the development, including planting over
33



11.4.3

11.4.4

11.4.5

1,000 trees, creating over 2m sq ft of public space, investing in renewable
energy, and introducing the very latest in building technology including
renewable district heat networks, digital estate mapping and generation,
and modern methods of construction (MMC). For example, Salford Rise will
connect Crescent Innovation, a 1m sqgft science park focused on
automation and health, and the University of Salford with surrounding
communities, and the elevated five-acre public realm, which has been

partially funded by £13.17 million from the Levelling-Up Fund.

ECF has already delivered the first PassivHaus Affordable Homes
apartment scheme in the North of England with GreenHaus and is on site

with the next project of similar stauts, WilloHaus.

Planning permission has been secured for The Crescent Innovation Zone,
which will deliver 1m sqft of innovation and research space as well as nearly
900 new affordable homes. The project has already commenced on site
with ‘The Rise’ which is the 5-acre elevated public realm space that

connects existing sites across an active dual carriageway.

The delivery of the concept of the Innovation Zone follows the realisation
model that the public realm and environmental experience of the space
must be established first, very much as it has been at Stockport Exchange,
in order to then bring about comprehensive regeneration. What follows the
clearance of the existing poor environment and establishment of place is
the investment in high quality building stock that attracts business and

research activity that drives economic regeneration for the local area.

11.5 Example 3: St Helens

11.5.1

11.5.2

11.5.3

755463690_1

In partnership with the ECF and St Helens Borough Council, Muse is
regenerating St Helen’s Town Centre as part of a 20-year regeneration

plan.

By removing an out-dated shopping centre in the heart of St Helens, the

opportunity to transform the town into a vibrant destination is being realised.

The St Helens scheme is being delivered pursuant to a mixed-use

masterplan, which includes new homes, workplaces, shops, cafes, and

34



public spaces such as a new market hall and space for local businesses,

along with enhancements to public transport infrastructure.

11.54 The first phase of the scheme will include a 120-bed Hilton hotel, a 22,000
sq ft market hall, 64 homes including 54 apartments over ground floor retail
space and 8 townhouses, a new transport interchange, and extensive
public space. Later phases will include a highly sustainable timber-frame
office building, 11,000 sq ft of retail space and a new public park. All works
have received planning consent and demolition works have commenced on
site. The Council and ECF have secured a construction partner in Vinci
Building UK Ltd and will be entering contract to build out the scheme in
October 2025.

As explained in section 6 above, the Order Land has the benefit of outline planning
consent pursuant to the Planning Permission for the Proposed Development and the
Council sees no reason why reserved matters approval for Phases 6-8 should not be
forthcoming. Phases 5-8 do not need to be delivered in sequential order. Should a
tenant come forward who wanted a commercial office building with frontage to the A6
for example, (which would be part of Phase 6 or Phase 7), the delivery of a building
here could come before Phase 5, which sits adjacent to Phase 4 that has already been
delivered. Phase 8 is situated slightly apart from the rest of the Scheme and has the
option to come forward as a residential or commercial building, ensuring that

development can come forward according to market demand on this plot.

Availability of Grade A space in comparable south Manchester locations (i.e. close to
the M60 in Stockport, Didsbury and Sale) is low. There is no pipeline of Grade A new
build or refurbished space due to be delivered past the first half of 2025, so the
availability of Grade A office space in South Manchester will be confined to the
Stockport Exchange Site and Towers Business Park in Didsbury. The total space
available at Stockport Exchange is 53,500 sq ft, with 56,500 sq ft available at Towers

Business Park.

At the time of writing there is over 250,000 sq ft of live enquiries for business space

from businesses considering South Manchester as one of their options.

There is a pattern of occupiers of out-of-town office spaces moving away from business
parks as they want to be in town centres with true town centre amenity space and

access via transport modes other than car that support their ESG (Environmental,
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Social and Governance) strategies and help retain talent who want to work somewhere
with leisure facilities available nearby. It is anticipated that as leases expire at South
Manchester business parks (e.g. Manchester Green, Concord Business Park and
Atlas Business Park — all located near Manchester Airport), occupiers will move into

town centres.

11.10 There has been instances where businesses have moved to the City Centre of
Manchester due to a lack of Grade A space in South Manchester being available to
accommodate their modern business requirements. As an example, Virgin moved from

Concord Business Park to a Manchester city centre office building called Island.

11.11 The chart below shows a consistent pattern of demand for office space since 1994 in
South Manchester, with a ‘leaner’ year typically occurring every four years. 2024 was
an anomaly to this, and it is expected that 2025 will see more office space leased

accordingly:

Long Term Take-up |||||h CUSHMAN &
1994 — 2024 (sq. ft) il WAKEFIELD

11.12 Once the Order has been confirmed, the Developer intends to demolish the existing
building on the Order Land and to landscape it with an interim treatment (grass and
low wooden boundary fencing) pending commencement of construction of the

Proposed Development on the Order Land.

11.13 In the event that the Order Land is not acquired for the purposes of the Proposed

Development, it will remain as a partially utilised office building (or potentially a vacant
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11.14

11.15

11.16

11.17

11.18

11.19

office building) of deteriorating quality/condition, with the result that a significant part

of the Scheme will not be delivered and its full public benefits will remain unrealised.

Aside from the acquisition of the freehold to the Order Land, and the approval of
reserved matters referred to above, there are no other consents that will need to be

obtained to enable the delivery of the Proposed Development on the Order Land.

Funding

Paragraph 14 of Tier 1 of the CPO Guidance states that acquiring authorities should
be able to demonstrate that funding is available now or will be available early in the
process for both acquiring the necessary land (the Order Land) and constructing the

Scheme.

Funding for acquisition of the Order Land, demolition and interim landscaping

works

The Council has funds available now for the acquisition of the Order Land (in
accordance with KM’s advice as regards appropriate compensation/open market
value) and the payment of associated professional fees which may be incurred by the
Landowner. The Council also has funding available for demolishing the existing

building on the Order Land and carrying out landscaping works on it.

The interim works proposed (i.e. the demolition of the building on the Order Land and
the landscaping works) will bring immediate benefits by providing a clear pedestrian
connection from the A6 to the Station and removing buildings that are a blight on the
landscape and a potential deterrent to investors in and occupiers of the Scheme

delivered to date.
Funding for construction

In terms of funding the construction of the Proposed Development, different methods
have been used and applied by the Council and Muse to date in connection with each
of Phases 1-4 to enable their delivery. This demonstrates flexibility as well as a
successful track record of Muse and the Council working in partnership to deliver

regeneration.

Phase 1: The Multi Story Car Park was developed under a long lease from Network
Rail to the Council. The investment was purchased by Canada Life and surplus profits

recycled for the Phase 2 works.
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11.21

11.22

11.23

11.24

11.25

11.26

The Hotel development was funded through the Council's access to PWLB borrowing.
The Council holds the long lease of this asset and has sub-let it to a Hotel management
company under the Holiday Inn Express brand. The Council generates annual income
from the lease that has serviced the repayment of the PWLB borrowing and supported

further borrowing capacity.

Phase 2: The Phase 2 office building was developed via a Special Purpose Vehicle
that received a commercial grade loan from the Council which was repaid on disposal
back to the Council. This approach addressed the market failure of investor appetite,
reflective of the unproven commercial market and offer at the time. The building is now

an income producing asset for the Council.

Phase 3: The development of Phase 3 followed a similar approach to Phase 2 and is
now an income producing asset for the Council. This Phase marked the point at which
Stockport Exchange was a demonstrable investment opportunity and attractive to

future investors.

Phase 4: The tenant multi-storey car park (MSCP) and office building was delivered
with £3.5m equity from Muse (marking the point at which private sector investment was
proven viable), equity and borrowing from the Council and grant funding from GMCA
Get Building Fund totalling £4.2m; and

Phases 5 to 8: At this juncture it is anticipated that the remaining Phases of the Scheme
will be funded by a mix of equity and grant sources. The same flexible approach will
be applied when securing the funding for the construction of Phases 5, 6 and 7 of the

Scheme. Delivery options are as follows:
Owner-occupier turn-key solution:

There are a number of businesses in the market seeking a new head office or
prominent presence in South Manchester, by way of either a freehold acquisition of, or
long lease of, an entire office building. Both Muse and the Council are receptive to
opportunities to develop either Phase 5, 6 or 7, for a single occupier on either a freehold

or leasehold basis, depending on the prospective occupier’s preferred location.

In this scenario, a conditional contract would be entered in to between the prospective
owner-occupier, Muse and the Council regarding the delivery of the building and

associated freehold transaction on satisfactory completion of construction. The price
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11.27

11.28

11.29

11.30

11.31

to be paid would be inclusive of the land value, construction costs, fees and

developer’s return and as such no additional grant or other funding would be required.

Elsewhere in the Northwest, Muse is delivering a building for an owner- occupier (a
government department) who has purchased the freehold of the building plot at price
to include land value, construction cost, fees and developer’s return. No additional
grant funding was required and an effective freehold was granted to the incoming

‘owner’ via a 250-year lease.
Traditional annuity lease/long lease

A critical factor in the financial viability of any office scheme is the yield which any

investment purchaser is willing to apply in their purchase price.

The most important determinant to development viability is the delta of construction
costs and market rental prices and investment yields. Recent global market conditions
have inverted this delta which has slowed the development pipeline for commercial
property and heighted the importance of grant funding which in turn has become
scarce. However, all market indicators are showing that the commercial property sector
has reached the bottom of that investment trough and significant optimism is returning.
Construction inflation has levelled, debt rates are falling, and investment yields are
beginning to tighten. All of these cost and profitability factors show an improving
investment position against a backdrop of growing occupier demand and falling Grade
A floorspace availability which would indicate a growth market that is fertile for new

developments.

Outside of Manchester City Centre (Greater Manchester’s regional prime market),
Stockport is one of the strongest out-of-town office hubs, offering excellent connectivity
and comparatively affordable rents. Already several national businesses call Stockport
home, and it is anticipated that the town will continue to attract investment from this
calibre of occupier. Such businesses are prioritising “best in class” workspaces to
maximise productivity and encourage employees to work in the office. This flight to
quality increases demand for the high-specification, modern and sustainable premises

and is driving rents upwards.

The trend of rising interest rates from the last two years that has pushed office yields
up (and values down) is already reversing. Commercial office property yields started
to compress (come down) at the start of 2025 and further yield compression is

expected within the market. This, combined with forecast rental growth, will position
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11.32

11.33

11.34

11.35

11.36

12

12.1

office development as a more attractive investment prospect and increase the viability
of delivering office space at Stockport Exchange, without substantial or any need for

grant funding support.

An opportunity to purchase a 25-year lease can attract a much stronger yield which
increases the purchase price and can significantly reduce any viability gap, enabling a
route to delivery. There is scope for an occupier to take a 25-year lease at Stockport

Exchange.
Patient Equity / Longer-term Payback Model

Patient capital investors provide funding with an expectation for a slower return on their
investment being achieved. It is becoming an increasingly considered approach in real
estate, especially within urban regeneration areas where it takes longer to achieve
higher value returns. Using patient equity to deliver the remainder of the Scheme could
provide a route to delivery as the values will continue to grow over the time which the

capital is invested.

This method of funding been utilised by a developer on a commercial office scheme

in Brent Cross, via a sub-market loan directly from the local council.
Grant Funding

Should grant funding, from either regional or national sources, become available as it
did for Phase 4, Muse and the Council are able to respond quickly and have a track
record of successfully securing and delivering against grant funding programme

deadlines.

While it is not possible at this juncture to specify exactly how the construction of the
final four Phases of the Scheme will be financed, Muse and the Council collectively
have considerable experience in securing funding for complex schemes, including
Phases 1-4 of the Scheme, and are confident that Phases 5-8 will be delivered via one

of the funding options detailed above.

Human Rights considerations and the Equality Act

Human Rights

In determining whether or not to confirm the Order, the Secretary of State must have

regard to any interference with human rights, the provisions of the Human Rights Act
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12.2

12.3

12.4

12.5

1998 and the European Convention on Human Rights (the “Convention"). The
Secretary of State must consider whether, on balance, the case for compulsory

purchase justifies interfering with the human rights of the owners of the Order Land.

Article 1 of the First Protocol to the Convention states that "...Every natural or legal
person is entitled to peaceful enjoyment of his possessions” and "no one shall be
deprived of his possessions except in the public interest and subject to the conditions
provided for by the law and by the general principles of international law...". Whilst the
Landowner will be deprived of their ownership of property if the Order is confirmed and
the powers are exercised, this will be undertaken in accordance with the law (in this
case, the Act). The Order is being pursued in the public interest as required by Article
1 of the First Protocol. The public benefits associated with the acquisition and
redevelopment of the Order Land are set out earlier in section 4 of this Statement. The
Council considers that the Order will strike a fair balance between the public interest
in the implementation of the Scheme and those private rights which will be affected by

the Order. Indeed, the Order is overwhelmingly in the public interest.

Article 6 of the Convention provides that "In determining his civil rights and
obligations...everyone is entitled to a fair and public hearing within a reasonable time
by an independent and impartial tribunal established by law". The Scheme proposals
(including the Proposed Development) have been extensively publicised as part of the
planning application process and consultation has taken place with the communities
and parties that may be affected by the Scheme, the Proposed Development and the
Order. Persons affected by the Order will be notified, will have the right to make
representations and/or objections to the Secretary of State, and persons with a
relevant objection will have the right for their objections to be heard through an
appropriate confirmation process. It has been held that the statutory processes are

compliant with Article 6 of the Convention.

Those whose interests are acquired under the Order will also be entitled to
compensation which will be payable in accordance with the Compulsory Purchase
Compensation Code. The reasonable surveying and legal fees incurred by those
affected in transferring interests to the Council will also be paid. The Compensation
Code has been held to be compliant with Article 8 and Article 1 of the First Protocol to

the Convention.

The European Court of Human Rights has recognised in the context of Article 1 of the

First Protocol that "regard must be had to the fair balance that has to be struck between
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12.6

12.7

12.8

the competing interests of the individual and the community as a whole". Both public
and private interests are to be taken into account in the exercise of the Council's
powers and duties. Similarly, any interference with Article 8 rights must be "necessary

in a democratic society" i.e. proportionate.

In promoting this Order, the Council has carefully considered the balance to be struck
between the effect of acquisition on individual rights and the wider public interest in the
delivery of the Scheme. The impacts upon the Landowner are all capable of being
compensated for under the Compensation Code. Interference with Convention rights
is considered by the Council to be justified and proportionate in this instance in order
to secure the social, economic and environmental public benefits which the Proposed

Development (and the wider Scheme) will bring.

The requirements of the Human Rights Act 1998 and the Convention, particularly the
rights of property owners, have therefore been fully taken into account. There is a very
compelling case in the public interest for the Order to be made and confirmed, and the
interference with the private rights of those affected that would be the inevitable result
of the exercise of the compulsory powers conferred by the Order would be lawful,
justified and proportionate. Noting in particular that the tenants of the illegal HMO have
been evicted, and as such there is no subsisting residential use of the building on the
Order Land.

Equality Act

As a public body, the Council must have regard to the public sector equality duty set
out in s149(1) of the Equality Act 2010 (the “Equality Act”). The Council has
undertaken and Equality Impact Assessment in relation to the Order. The Council
considers that the acquisition of the Order Land and the delivery of the Proposed
Development will not give rise to any impacts or differential impacts on persons who
share a relevant protected characteristic as defined in the Equality Act, or upon
persons who do not share such relevant protected characteristic. However, the
Council’s position will be continually monitored, and should any persons be identified,
who may adversely be impacted by the Order or the Proposed Development,
assistance measures will be put in place as necessary to mitigate as far as practicable

any identified activity that may have an adverse impact on these individuals.
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12.9

13

13.1

13.2

14

14.1

14.2

15

15.1

In fact, it is considered that the Proposed Development and the wider Scheme will
result in positive impacts including important social, economic and environmental ‘well-

being’ benefits for the local area.

Related Orders and Special Kinds of Land

There are no listed buildings or Scheduled Ancient Monuments within the Order Land,

nor is there any special category land.

Network Rail Infrastructure Limited (“NR”) have mines and minerals interests in the
Order Land. However, the Council does not intend to acquire these and the Mining

Code is incorporated into the Order.

Compensation

Provision is made by statute with regard to compensation for the compulsory
acquisition of land and the depreciation in value of properties. More information is
provided in the series of booklets published by the Department for Housing,
Communities and Local Government entitled "Compulsory Purchase and

Compensation" listed below:

14.1.1 Booklet No. 1 - Compulsory Purchase Procedure.

14.1.2 Booklet No. 2 - Compensation to Business Owners and Occupiers.
14.1.3 Booklet No. 3 - Compensation to Agricultural Owners and Occupiers.
14.1.4 Booklet No. 4 - Compensation for Residential Owners and Occupiers.

14.1.5 Booklet No. 5 - Reducing the Adverse Effects of Public Development:
Mitigation Works.

The booklets are available to download for free online at:

www.gov.uk/government/collections/compulsory-purchase-system-guidance

Extent of the Scheme

Paragraph 196(v), Section 12, of the Government’'s CPO Guidance advises that a
statement should be included in every statement of reasons which explains the extent
of the scheme to be disregarded for the purposes of assessing compensation in the

‘no-scheme world’.
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15.2

15.3

15.4

16

16.1

16.2

16.3

16.4

16.5

Section 6(A) of the Land Compensation Act 1961 (“LCA 1961”) provides that “the no
scheme principle is to be applied when assessing the value of land in order to work
out how much compensation should be paid by the acquiring authority for the
compulsory acquisition of the land”. For the purposes of section 6(A), the “scheme”

means the scheme of development underlying the acquisition.

Section 4 of the LCA 1961 explains that the underlying scheme is to be the scheme
provided for by the Order unless it is shown that the underlying scheme is a scheme

larger than, but incorporating, the scheme provided for by that instrument.

In this case, the “scheme” for the purposes of Section 6(A) of the LCA 1961 comprises
the Scheme as defined at paragraph 1.3 and described in section 5 of this Statement

and includes the Proposed Development.
Conclusions

By virtue of powers in Section 226(1)(a) of the Act the Council is authorised to
compulsory purchase land to facilitate the carrying out of development, re-

development or improvement on or in relation to the land.

The overriding test with which the Secretary of State must be satisfied in order to
confirm the Order is whether there is a “compelling case in the public interest’ for
making the Order to justify the proposed interference with the private rights of those
who have interests in the Order Land (Paragraphs 2.1 and 12.3 and 12.4 of Tier 1 of
the CPO Guidance). This test is clearly met in this case, as demonstrated throughout

this Statement.

There are a number of general considerations set out in the CPO Guidance that the

Council needs to demonstrate to the satisfaction of the Secretary of State:

That the Council as acquiring authority has a clear idea of how it intends to use
the land which it is proposing to acquire (paragraph 13.3 of Tier 1 of the CPO

Guidance)

Sections 6 and 7 of this Statement describe the Proposed Development and how the

Order Land will be used following its completion.

All of the land proposed to be acquired under the Order is required for the purpose of
the Proposed Development (and wider Scheme) and is reasonable and proportionate.

Importantly, the Council has taken a proportionate approach to land acquisition in line
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16.6

16.7

16.8

16.9

with policy and guidance, and does not propose to acquire any land or rights beyond

those that are reasonably required.

As explained in section 7 above, the acquisition of the Order Land will provide the
certainty to investors in and occupiers of the Scheme (both current and prospective)
that the buildings currently occupying the Order Land (which significantly blight the
area) can be demolished and the Order Land redeveloped, encouraging investment
and future occupation of the Scheme. Initial works to the Order Land (following
demolition) will comprise of an interim landscaping treatment (grass with low level
wooden fencing), which will vastly improve its physical appearance, as illustrated by
the photographs at paragraphs 7.7.1 and 7.8.1 above (which show the Order Land and
adjacent landscaped land respectively), and improve pedestrian permeability from the
A6 to the station, increasing the feeling of safety pending commencement of

construction of Phase 7.

As explained in section 11 above, the Council has funding available now for the
acquisition of the Order Land, the demolition of the existing buildings on the Order

Land, and the carrying out of landscaping works.

Improvement of the physical appearance of the Order Land will encourage investment

in and future occupation of the latter Phases of the Scheme.

That the Scheme is unlikely to be blocked by any physical or legal impediments

to implementation, these include:

16.8.1 the programming of any infrastructure accommodation works or

remedial works which may be required; and
16.8.2 any need for planning permission or other consent or licence,

(Paragraph 15 of Tier 1 of the CPO Guidance).

As explained in sections 6 and 10 of this Statement, the Planning Permission has been
granted for the Proposed Development and no other consents or licences are needed
for the its delivery. There are not considered to be any physical or legal impediments

to the implementation of the Proposed Development.

That all necessary resources are likely to be available within a reasonable
timescale (Paragraph 13 of Tier 1 of the CPO Guidance) That funding is available

now or will be available early in the process for both acquiring the necessary
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16.10

16.11

16.12

16.13

16.14

16.15

land (the Order Land) and constructing the remainder of the Schemel/the
Proposed Development (as described in section 6) (Paragraph 14 of Tier 1 of the
CPO Guidance)

Section 11 of this Statement explains that the Council has assessed the costs of
implementing (constructing) the Proposed Development, and the costs of acquiring the
necessary land (the Order Land), demolishing the existing building on it, and carrying
out landscaping works on it, and is satisfied that the requisite funding is available to
meet those construction and land acquisition/compulsory purchase compensation

costs as and when required (including any advance payments and blight claims).

That the purposes for which the Order is made justify interfering with the human
rights of those with an interest in the land affected and particular consideration
should be given to the provisions of Article 1 of the First Protocol to the
Convention and, in the case of a dwelling Article 8 of the Convention, and that
consideration should be given to the public sector equality duty (Paragraphs
2.1 and 12.3 and 12.4 of Tier 1 of the CPO Guidance)

The Order is being promoted in the public interest. The Council considers that the
Order will strike the right balance between the public interest in the implementation of

the Proposed Development and those private rights that will be affected by the Order.

As explained in section 7 of this Statement, the Order Land is required for the purpose

of the Proposed Development.

Whilst the Landowner may be deprived of their interest in property if the Order is
confirmed, this will be in accordance with the law and the Council has adopted a

proportionate approach in seeking the acquisition of land.

Those whose interests are acquired under the Order will be entitled to compensation
which will be payable in accordance with the Compulsory Purchase Compensation
Code. The Compensation Code has been held to be compliance with Article 8 and

Article 1 of the First Protocol to the Convention.

The requirements of the Human Rights Act 1998 and the Convention, particularly the
rights of property owners, have therefore been fully taken into account. There is a
compelling case in the public interest for the Order to be made and confirmed. The

interference with the private rights of those affected that would be the inevitable result
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16.16

16.17

16.18

16.19

16.20

17

17.1

of the exercise of the compulsory purchase powers conferred by the Order would be

lawful justified and proportionate.

That the Council has taken reasonable steps to understand the impact of the
exercise of the compulsory purchase powers included in Order, and the
acquisition of a person’s interest in the land, on that person, and to acquire all
of the Order Land by agreement (Paragraphs 2.2 and 2.3 of Tier 2 of the CPO

Guidance).

Having undertaken an Equality Impact Assessment in respect of the Order, the Council
considers that the acquisition of the Order Land and the delivery of the Proposed
Development will not give rise to any impacts or differential impacts on persons who
share a relevant protected characteristic as defined in the Equality Act, or upon

persons who do not share such relevant protected characteristic.

In fact, it is considered that the Proposed Development and the wider Scheme will
result in positive impacts including important social, economic and environmental ‘well-

being’ benefits for the local area.

The Council is committed to securing the Order Land by voluntary agreement if at all
possible. As detailed at section 9 of this Statement, the Council has made sustained
efforts to negotiate with the Landowner over a prolonged period, and has made several

offers to acquire the Order Land at market value.

In order to provide certainty that all the land required for the Proposed Development
can be secured, it has been necessary for the Council to progress the Order. However,
the Council remains committed to continuing negotiations with the Landowner to
secure the Order Land by agreement (in tandem with the Order (as envisaged by the
CPO Guidance)) in the event that the Landowner is hereafter willing to proceed on this

basis.

Accordingly, the Council considers that the criteria in the CPO Guidance are satisfied
and that there is a compelling case in the public interest for the confirmation of the
Order.

Views of Government Departments

No such views have been expressed.
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18.1

19

19.1

20

20.1

20.2

20.3

Details of Contacts

If any person affected by the Order wishes to discuss it with an officer of the Council,
they are requested to contact Paul Batho, Senior Development Manager, by e-mail to:
paul.batho@stockportcouncil.onmicrosoft.com or by telephone on: 07714 679325.

Inquiries Procedure Rules

As noted above, this is a non-statutory statement which is not intended to constitute

the Council's Statement of Case under the 2007 Rules.

List of Documents

In the event that it becomes necessary to hold a public inquiry into the Order, the
Council may refer to the documents listed below. The list is not exhaustive, and the
Council may also refer to additional documents in order to address any objections

made to the Order:
20.1.1 The Order and Order Map;
20.1.2 This Statement of Reasons including Appendices;

20.1.3 Council report and resolution of meeting dated 18th September 2024
relating to the “in principle” resolution to use compulsory purchase powers;

2014 Council report and resolution of meeting dated 24 June 2025 authorising
the making of the Order;

20.1.5 National Planning Policy Framework (December 2024); and
20.1.6 the CPO Guidance.

Copies of the Order, Order Schedule, Order Map and this Statement can be inspected
at the following location:

20.2.1 at all reasonable hours at Stockport Town Hall, Edward St, Stockport SK1
3XE.

Documents relating to the Order can be downloaded from the Council's website via the

following link: https://www.stockport.gov.uk/stockportexchangecpo.
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Appendix 1

Order Map showing the Order Land
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Appendix 2

Plan showing the Stockport Exchange Site
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Appendix 3

Committee Report and Planning Permission
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STOCKPORT METROPOLITAN BOROUGH COUNCIL
DECISION NOTICE

Town and Country Planning Act 1990

Full Application Planning Application Number

DC/091580
Applicant Details: Agent Details:
Mr Max King Mr Jay Patel
Muse Places Ltd and Stockport MBC Savills
Riverside House Savills UK Ltd
Irwell Street 12 Booth Street
Salford MANCHESTER
M3 5EN M2 4AW
Location Description Of Development

Land At Stockport Exchange
Railway Road/Wellington Road
South/Station Road

Stockport

SK1 3SU

Hybrid planning application (part full /
part outline) seeking full planning
permission for Stockport Exchange
Phase 5 office building with ground floor
commercial use (Use Class E) and
associated public realm and outline
planning permission for Stockport
Exchange Phases 6, 7 and 8 (with all
matters reserved) following demolition of
existing buildings. Phases 6 & 7 to
comprise office buildings with ground
floor commercial uses (Use Class E)
and Phase 8 to comprise either office or
residential use with ground floor
commercial use (Use Class E or C3).

PARTICULARS OF DECISION

The Stockport Metropolitan Borough Council hereby give notice in pursuance of the
Town and Country Planning Act 1990 that FULL PLANNING PERMISSION HAS
BEEN GRANTED for the carrying out of the development described above. The
development must be begun not later than the expiration of THREE YEARS
beginning with the date of this permission, as required by section 91 of the Town
and Country Planning Act 1990 and amended by Section 51 of the Planning and

Compulsory Purchase Act 2004.

The development must be carried out in accordance with the application and plans
submitted, and subiject to the following terms and conditions:

1 Condition




The development hereby approved shall be implemented in phases in
accordance with the numerical sequence defined by approved plan ref:
PROPOSED PHASING PARAMETER PLAN 15237-SRA-ZZ-ZZ-DR-A-02004

Reason

For the avoidance of doubt and to safeguard and protect the service centre
hierarchy in accordance with policies CS5, CS6, AS-1 and AS-3 of the Core
Strategy DPD and the National Planning Policy Framework.

Condition
The development hereby approved shall begin within three years of the date of
this planning permission.

Reason
In accordance with Section 91 of the Town and Country Planning Act 1990.

Condition

Unless otherwise required by any other condition of this planning permission,
the development hereby permitted shall be carried out in accordance with the
following approved plans:

Location Plan ref: 15237-SRA-ZZ-ZZ-DR-A-02000 Rev P05

Proposed Site Plan Phase 5 (Detailed Application) ref: 15237-SRA-Z2Z-Z2Z-DR-
A-02006 Rev P05

General Arrangement Ground Floor Plan ref: 15237-SRA-P5-00-DR-A-02100
Rev P07

General Arrangement First Floor Plan ref: 15237-SRA-P5-01-DR-A-02101 Rev
PO7

General Arrangement Levels 2-4 Plan ref: 15237-SRA-P5-02-DR-A-02102 Rev
P05

General Arrangement Fifth Floor Plan ref: 15237-SRA-P5-05-DR-A-02105 Rev
P05

General Arrangement Sixth Floor Roof Plant Level ref: 15237-SRA-P5-06-DR-
A-02106 Rev P07

Phase 5 General Arrangement North West Elevation ref: 15237-SRA-P5-XX-
DR-A-02200 Rev P06

Phase 5 General Arrangement North East Elevation ref: 15237-SRA-P5-XX-
DR-A-02201 Rev P06

Phase 5 General Arrangement South East Elevation ref: 15237-SRA-P5-XX-
DR-A-02202 Rev P06

Phase 5 General Arrangement South West Elevation ref: 15237-SRA-P5-XX-
DR-A-02203 Rev P06

Phase 5 General Arrangement Long Section AA ref: 15237-SRA-P5-XX-DR-A-
02301 Rev P04

Phase 5 General Arrangement Cross Section BB ref: 15237-SRA-P5-XX-DR-
A-02302 Rev P04

Typical Bay Study ref: 15237-SRA-P5-ZZ-DR-A-02401 Rev P02

General Arrangement Cross Section BB ref: 15237-SRA-P5-XX-DR-A-02302
P04

Phase 5 Roof Terrace General Arrangement ref: P21518-GIL-00-XX-DR-L-
1203 Rev P01

Reason



For the avoidance of doubt and to comply with the following development plan
policies:
Saved policies of the SUDP Review:

TCG3.2 Cultural, Leisure and Heritage Quarter

TCG1 Town Centre/M60 Gateway

TCG1.2 Town Centre/ M60 Gateway Transport Hub

TCG1.3 Parking in the Town Centre

TCG1.4 Sustainable Access in the Town Centre/M60 Gateway
EP1.7 Development and Flood Risk

EP1.10 Aircraft Noise

L1.2 Children's Play

E1.2 Location of New Business Premises and Offices

PSD2.2 Service uses in the Town Centre, District and Large Local Centres
SE1.2 Shopfronts

SE1.4 Security Measures for Shop Fronts

MW1.5 Control of Waste from Development

LDF Core Strategy/Development Management policies:

CS1 Overarching Principles: Sustainable Development - Addressing
Inequalities and Climate Change

SD-1 Creating Sustainable Communities

SD-3 Delivering the Energy Opportunities Plans - New Development
SD-4 District Heating (Network Development Areas)

SD-6 Adapting to the Impacts of Climate Change

CS5 Access to Services

CS6 Safeguarding and Strengthening the Service Centre Hierarchy
AS-1 The Vitality and Viability of Stockport's Service Centres

AS-3 Main Town Centre Uses, Hot Food Take Aways and Prison Development
Outside Existing Centres

CS7 Accommodating Economic Development

AED-1 Employment development in the Town Centre and M60 Gateway
CS8 Safeguarding and Improving the Environment

SIE-1 Quality Places

SIE-3 Protecting, safeguarding and enhancing the Environment
SIE-5 Aviation Facilities, Telecommunications and other Broadcast
Infrastructure

CS9 Transport and Development

CS10 An Effective and Sustainable Transport Network

T-1 Transport and Development

T-2 Parking in Developments

T-3 Safety and Capacity on the Highway Network

CS11 Stockport Town Centre

TC-1 Stockport Town Centre

Pre-commencement condition

No development shall take place until a Construction Phase Employment and
Skills Plan has been submitted to and approved in writing by the local planning
authority. The development shall be implemented in strict accordance with the
approved plan.

Reason



To create education and training opportunities to help local residents access
jobs being created by the development in accordance with policy AED-5 of the
Core Strategy DPD.

This needs to be a pre-commencement condition to ensure opportunities are
created in the construction phase of development.

Pre-commencement condition

No development works shall take place until the applicant or their agents or
their successors in title has secured the implementation of a programme of
archaeological works in accordance with a Project Design which has been
submitted to and approved in writing by the local planning authority.

The Project Design shall cover the following:

1. A phased programme and methodology to include:

a) archaeological evaluation trenching;

b) pending results of the above, targeted open-area excavation and/or a
watching brief.

2. A programme for post-investigation assessment to include:

a) analysis of the site investigation records and finds;

b) production of a final report on the significance of the heritage interest
recorded.

3. Deposition of the final report with the Greater Manchester Historic
Environment Record.

4. Dissemination of the results of the site investigations commensurate with
their significance.

5. Provision for archive deposition of the report, finds and records of the site
investigation.

6. Nomination of a competent person or persons/organisation to undertake the
works set out within the approved Project Design.

The approved Project Design shall be implemented in full.

Reason
To adequately safeguard heritage assets in accordance with policy SIE-3 of
the Core Strategy DPD and the National Planning Policy Framework.

This needs to be a pre-commencement to ensure that any below ground
heritage assets are duly protected, investigated and recorded at the
appropriate time.

Pre-commencement condition

No site clearance or construction works shall commence until a method
statement (or separate statements) dealing with how the works will take place
has submitted to and approved in writing by the local planning authority. The
site clearance and construction works shall be completed in accordance with
the approved details which shall include but not be limited to the following
information:



details of the routing of earth and material carrying vehicles to and from the
site and access and egress arrangements within the site including details of
signage, monitoring and enforcement;

delivery and collection times for vehicles associated with site clearance and
construction works;

details of the site preparation, groundwork and construction stages of the
works and the likely number and type of vehicle movements involved;
details of provisions for any recycling of materials;

the provision on site of a delivery area for all vehicles;

the provision on site of all plant, huts and welfare facilities;

details showing how all vehicles associated with the site clearance and
construction works are to be properly washed and cleaned to prevent the
passage of mud and dirt onto the highway;

a suitable and efficient means of suppressing dust, including the adequate
containment of stored or accumulated material so as to prevent it becoming
airborne at any time and giving rise to nuisance;

details of contractors compound and car parking arrangements;

screening and hoarding details;

details of a community liaison contact for the duration of all works including a
complaints procedures and complaint response procedures;

details of contractors membership of the Considerate Contractors Scheme or
similar and

the provision of an emergency contact number.

Reason

To ensure that the site clearance and construction works are managed in a
safe manner and do not adversely affect highway operation and safety or
prejudice the amenities of the occupiers of the adjoining properties, in
accordance with Policies Development Management T-3 Safety and Capacity
on the Highway Network, SIE-1 Quality Places and SIE-3 Protecting,
Safeguarding and enhancing the Environment. The methodology for
undertaking site clearance and construction works needs to be approved in
advance of any works taking place.

Pre-commencement condition

No development shall take place until a Construction Environmental
Management Plan (CEMP) has been submitted to and approved by the local
planning authority.

The CEMP shall include:

1. Detailed measures to manage and remove any invasive, non-native
species present on the site.
2. Detailed measures on how construction activity will be managed to

minimise and control vehicle, plant and dust emissions as recommended in the
submitted air quality assessment.

3. Detailed measures to control dust and smoke for airport safeguarding
reasons in accordance with the advice of Manchester Airport and the Civil
Aviation Authority.

4. Detailed measures to manage construction generated noise and
vibration including hours of construction works, pile foundation and concrete
power floating method statements.

5. Details of community liaison measures during construction such as
registration with the Considerate Constructors Scheme.
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The approved CEMP shall be implemented in full.

Reason

To adequately manage and mitigate the environmental effects of construction
in accordance with policies SIE-3 and SIE-50f the Core Strategy DPD and the
National Planning Policy Framework.

This needs to be a pre-commencement condition to ensure construction
related environmental effects are adequately managed and for aircraft
safeguarding reasons.

Condition

Prior to development above ground level, details of features for nesting birds
including swifts, and roosting bats (positioned high up in multiples on
appropriate aspects, and any external lighting should avoid light spill on the
features) shall be submitted to and approved in writing by the local planning
authority. The approved details shall be implemented in full prior to first use of
the building hereby approved.

Reason

To deliver biodiversity enhancements in accordance with policy SIE-3 of the
Core Strategy DPD and the National Planning Policy Framework.

Condition

No development above ground level shall take place until (i) a schedule of all
the materials of external construction has been submitted to and approved in
writing by the local planning authority and (ii) samples have been made
available for inspection on the site. The development shall not be brought into
use until it has been completed in accordance with the approved schedule and
materials.

Reason

In the interests of visual amenity and to ensure compliance with Policies SIE-1
"Quality Places" and SIE-3 "Protecting, Safeguarding and Enhancing the
Environment" of the adopted Stockport Core Strategy DPD.

Condition

Notwithstanding the approved plans, no development shall take place until
details of design revisions to activate or soften the appearance of the building
at ground floor level on the Railway Road elevation have been submitted to
and approved in writing by the local planning authority. The development shall
be implemented in full accordance with the approved details.

Reason

The proposed blank frontage would have an adverse impact on the character
and appearance of Railway Road and is unacceptable in design terms.
Improvements are therefore required to ensure compliance with policy SIE-1,
the National Planning Policy Framework and the National Design Guide.

This needs to be a pre-commencement condition to ensure a satisfactory
remedy is agreed from the outset to avoid abortive costs noting that a solution
may involve additional planting which could affect the drainage strategy,
ground works etc
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Pre-commencement condition

Notwithstanding the submitted plans, no development shall take place until a
revised landscaping scheme has been submitted to and approved in writing by
the local planning authority.

The revised scheme shall:

(a) complement the approved design revisions to improve the appearance of
the blank ground floor elevation to Railway Road (see condition 10);

(b) ensure the scheme successfully reconciles landscaping with any future
widening of Railway Road or other necessary highway works;

(c) address concerns raised by the Environment Agency about the potential
contamination risk to controlled waters arising from a sustainable partial
infiltration surface water drainage scheme (see condition XX);

(d) ensure native planting is maximised to optimise the biodiversity value of the
landscaping;

(e) seek to include additional trees; and

(f) include a timetable for implementation and long term maintenance and
management arrangements.

The approved scheme shall be implemented in full.

Reason

To enhance of the design quality of the scheme, ensure controlled waters are
protected, to ensure sustainable drainage and landscaping are considered
holistically and to maximise the biodiversity value of the site in accordance with
policies SD-6, SIE-1 and SIE-3 of the Core Strategy DPD, the National
Planning Policy Framework and the National Design Guide.

This needs to be a pre-commencement condition to ensure a holistic and high
quality landscaping scheme is agreed from the outset to avoid abortive costs
noting that revisions may involve alterations to planting, the drainage strategy,
ground works etc.

Condition

The building hereby approved shall not be brought into use until highway
improvements, including to the Railway Road/Wellington Road South
signalised junction, have been provided in accordance with a scheme that has
previously been submitted to and approved in writing by the local planning
authority. The highway scheme shall deliver an overall improvement to junction
capacity, operation and safety for all users and may include any necessary
widening of Railway Road to provide an extended two-lane approach to the
signals; the provision of servicing facilities for development phases and the re-
modelling of the junction to provide segregated cycle crossings and full
pedestrian facilities.

Reason

To ensure that the development will have an appropriately designed and high
quality highway layout so that it can be safely accessed by pedestrians,
cyclists and vehicles, in accordance with Policies SIE-1 'Quality Places', CS9
"Transport and Development', T-1 Transport and Development' and T-3 'Safety
and Capacity on the Highway Network' of the Stockport Core Strategy DPD.
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Condition

The building hereby approved shall not be brought into use or brought into use
until a method statement detailing how the development will be serviced has
been submitted to and approved in writing by the local planning authority. The
method statement shall include details of the likely requirements for servicing
each occupier within the development, the likely times of servicing, the size
and type of vehicles that will service the site, where service vehicles will load /
unload and how servicing will be managed to avoid conflicting vehicle arrivals
and demands on servicing space. The development shall thereafter only be
serviced in accordance with the approved method statement.

Reason

To ensure that the development is serviced in a safe manner, having regard to
Policies SIE-1 'Quality Places' and T-3 'Safety and Capacity on the Highway
Network' of the Stockport Core Strategy DPD.

Condition

Notwithstanding Class E of Part A of Schedule 2 of the Town and Country
Planning (Use Classes) Order 1987 (as amended) (or any equivalent provision
to that Class in any statutory instrument revoking and re-enacting that Order
with or without modification), retail floorspace shall not exceed 525m2 and
retail sales shall be restricted to the predominant sale of convenience goods
only with no more than 25% of the retail sales area used for the sale of the
following goods:

Books, music and film media

Furniture, floor coverings and household textiles

Audio-visual equipment and related accessories (domestic appliances,
photographic and optical goods, telephone and fax equipment)
Hardware and DIY supplies (china, glass and utensils, DIY and decorators'
supplies, tools and equipment for house and garden)

Clothing

Footwear

Jewellery

Toys and games

Post Office

Travel Agency

Reason

To safeguard and protect the service centre hierarchy Framework and to
adequately manage traffic generation in accordance with policies CS5, CS6,
CS9, CS10, T-1, T-2 T-3, AS-1 and AS-3 of the Core Strategy DPD and the
National Planning Policy Framework.

Condition

The building hereby approved shall be constructed to achieve a BREEAM
rating of 'excellent' as a minimum. No later than three months after first
occupation of the building, a certificate following a post-construction review,
shall be issued by an approved BREEAM Assessor and submitted to the local
planning authority, indicating that the relevant BREEAM rating has been met.
In the event that such a rating is replaced by a comparable national measure
of sustainability for building design, the equivalent level of measure shall be
applicable to the proposed development.
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Reason

To ensure the development is sustainable and to mitigate the impacts of
climate change in accordance with policies CS1 and SD-6 of the Stockport
Core Strategy DPD and the National Planning Policy Framework.

PILING

Condition

Piling or any other foundation designs using penetrative methods shall not be
carried out other than in accordance with details that have first been submitted
to and approved in writing by the local planning authority. The development
shall be carried out in strict accordance with the approved details.

Reason

To ensure that the proposed activity does not harm groundwater resources in
accordance with policy SIE-3 of the Core Strategy DPD, the National Planning
Policy Framework and Position Statement J of the "'The Environment Agency's
approach to groundwater protection'.

Pre-commencement condition

No development approved by this planning permission shall commence until a
remediation strategy to deal with the risks associated with contamination of the
site in respect of the development hereby permitted, has been submitted to,
and approved in writing by, the local planning authority.

The strategy shall include the following components:

1. A site investigation scheme, based on the submitted documents, to provide
information for a detailed assessment of the risk to all receptors that may be
affected, including those off-site.

2. The results of the site investigation and the detailed risk assessment
referred to in 1 and, based on these, an options appraisal and remediation
strategy giving full details of the remediation measures required and how they
are to be undertaken.

3. A verification plan providing details of the data that will be collected to
demonstrate that the works set out in the remediation strategy in 2 are
complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.

Any changes to these components require the written consent of the local
planning authority. The scheme shall be implemented as approved.

Reason

To ensure that land is properly remediated if necessary and to ensure the
development does not contribute to and is not put at unacceptable risk from or
adversely affected by unacceptable levels of water pollution in line with policy
SIE-3 of the Core Strategy DPD and the National Planning Policy Framework.

This need to be a pre-commencement condition to ensure risks to human
health and the environment are adequately managed.

18 Condition
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Prior to any part of the permitted development being brought into use, a
verification report demonstrating the completion of works set out in the
approved remediation strategy and the effectiveness of the remediation shall
be submitted to, and approved in writing, by the local planning authority. The
report shall include results of sampling and monitoring carried out in
accordance with the approved verification plan to demonstrate that the site
remediation criteria have been met.

Reason

To ensure that the site does not pose any further risk to human health, the
environment or ground waters by demonstrating that the requirements of the
approved verification plan have been met and that remediation of the site is
complete. This is in line with policy SIE-3 of the Core Strategy DPD and the
National Planning Policy Framework.

Pre-commencement condition

No development shall take place until (i) a method statement for the carrying
out of an investigation and assessment of the potential for landfill gas being
present on the land has been submitted to and approved in writing by the local
planning authority and (ii) the investigation and assessment has been carried
out in accordance with the approved method statement and (iii) a written report
of the investigation and a copy of the assessment has been submitted to the
local planning authority. All precautionary and remedial measures (whether
relating to excavation and other site works, building development and
construction, gas control measures or otherwise) recommended or suggested
by the report and assessment shall be taken or carried out in the course of the
development unless otherwise approved in writing by the local planning
authority.

Reason

The land may contain landfill gas and it may be necessary to undertake
remedial measures in order to comply with Policy SIE-3 of the Core Strategy
DPD and the National Planning Policy Framework.

This need to be a pre-commencement condition to ensure risks to human
health and the environment are adequately managed.

Condition

No part of the development shall be brought into use until all works necessary
to prevent landfill gas migration into the development have been approved in
writing by the local planning authority and carried out in full.

Reason

The adjoining land may contain landfill gas and it may be necessary to
undertake remedial measures in order to comply with Policy SIE-3 "Protecting,
Safeguarding and Enhancing the Environment" of the adopted Stockport Core
Strategy DPD.

Pre-commencement condition

Notwithstanding the approved plans and prior to the commencement of any
development, a detailed surface water drainage scheme shall be submitted to
and approved by the local planning authority.

The scheme shall:
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(a) incorporate SuDS and be based on the hierarchy of drainage options in the
National Planning Practice Guidance with evidence of an assessment of the
site conditions;

(b) include an assessment and calculation for 1in 1yr, 30yr and 100yr + 40%
climate change figure critical storm events showing flood exceedance routes.
(c) be in accordance with the Non-Statutory Technical Standards for
Sustainable Drainage Systems (March 2015) or any subsequent replacement
national standards; and

(d) shall include details of ongoing maintenance and management.

No drainage systems for the infiltration of surface water to the ground are
permitted other than with the written consent of the local planning authority.
Any proposals for such systems must be supported by an assessment of the
risks to controlled waters.

The development shall be completed and maintained in full accordance with
the approved details.

Reason

To protect controlled waters from mobilised contaminants and provide
sustainable drainage in accordance with policies SIE-3 and SD-6 of the
Stockport Core Strategy DPD, the National Planning Policy Framework and
the Planning Practice Guidance.

This needs to be a pre-commencement condition to ensure sustainable
drainage is incorporated into the design of the development in a timely manner
and in order to avoid abortive costs.

Condition

No kitchen extraction system shall be used, until details of the position and
design of ventilation equipment, which specifies the provision to be made for
the control of odour and noise emanating from the site has been submitted to
and approved by the local planning authority.

Details shall include a description of all proposed processes, a description and
plan of the ventilation system and odour abatement measures including the
location and details of any filters and/or fans and the manufacturer's
recommendations concerning frequency and type of maintenance.

The approved equipment shall be installed in accordance with the approved
details prior to the operation of commercial kitchens, shall be operated at all
times when cooking is taking place and maintained in accordance with the
manufacturer's instructions.

Reason

To protect the amenity and quality of life of sensitive receptors in the vicinity of
the development in accordance with policy SIE-3 of the Core Strategy DPD
and the National Planning Policy Framework.

Condition

The noise insulation scheme and window specifications detailed in the
submitted acoustic report: AEC, STOCKPORT EXCHANGE PHASE 5 (FULL)
AND PHASES 6,7 & 8 (OUTLINE) NOISE IMPACT ASSESSMENT FOR
PLANNING PURPOSES 1 March 2024 AEC REPORT: P5061/R1b/NRS shall
be implemented in full prior to the first use of the building and shall be
maintained for the purpose originally intended thereafter.
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Prior to first use of the building hereby approved a verification report shall be
submitted to and approved in writing by the local planning authority to validate
that the work undertaken throughout the development conforms to the
recommendations and requirements in the approved acoustic report. The
report shall also undertake post completion testing to confirm that the noise
criteria have been met. Any instances of non-conformity with the
recommendations in the report shall be detailed along with any measures
required to ensure compliance with the agreed noise criteria.

Reason
To ensure noise impacts are adequately mitigated in accordance with policy
SIE-3 of the Core Strategy DPD and the National Planning Policy Framework.

Condition

Notwithstanding the provision of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking or re-
enacting that Order), all exterior lighting shall be capped at the horizontal with
no upward light spill.

Reason

In the interests of flight safety and to prevent distraction and confusion to pilots
using Manchester Airport in accordance with policy SIE-5 of the Core Strategy
DPD.

Condition

Details of all external lighting shall be submitted to and approved in writing by
the local planning authority prior to its installation. External lighting shall be
installed and maintained in accordance with the approved details.

Reason

In the interests of design quality and in order to adequately manage the
environmental impact of external lighting in accordance with policies SIE-3,
SIE-1 and T-3 of the Core Strategy DPD and the National Planning Policy
Framework.

Condition

Notwithstanding the approved plans, no development above ground level shall
take place until a designer's response to the recommendations made in
Sections 4.3, 5 and 6 of the submitted Greater Manchester Police Design for
Security Crime Impact Statement (ref: 2018/0375/COS/04) has been submitted
to and approved in writing by the local planning authority. The crime reduction
measures contained with the approved designer's response shall be
implemented in full retained thereafter.

Reason
In the interests of crime prevention in accordance with policy SIE-3 of the Core
Strategy DPD and the National Planning Policy Framework.

Condition

Within 6 months of phase 5 hereby approved being brought into use, a travel
plan for the development shall have been submitted to and approved in writing
by the Local Planning Authority and have been brought into operation. The
approved travel plan shall be operated at all times that the development is in
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use and shall be reviewed and updated on an annual basis in accordance with
details that shall be outlined in the approved plan. The travel plan and all
updates shall be produced using the online TfGM Travel Plan Toolkit and in
accordance with current national and local best practice guidance.

Reason

To ensure that measures are implemented that will enable and encourage the
use of alternative forms of transport to access the site, other than the private
car, in accordance with Policies CS9 'Transport and Development', T-1
"Transport and Development' and 'Safety and Capacity on the Highway
Network' of the Stockport Core Strategy DPD.

Condition

No part of phase 5 of the development hereby approved shall be brought into
use until the ground floor cycle hub has been provided with facilities for the
storage and securing of 40 cycles in accordance with details that have
previously been submitted to and approved in writing by the local planning
authority: The cycle parking facilities shall then be retained and shall remain
available for use at all times thereafter.

Reason

To ensure that safe and practical cycle parking facilities are provided so as to
ensure that the site is fully accessible by all modes of transport in accordance
with Policies CS9 'Transport and Development', T-1 'Transport and
Development' and T-3 'Safety and Capacity on the Highway Network' of the
Stockport Core Strategy DPD.

Condition

The building hereby approved shall not be brought into use until staff shower,
changing, locker and drying facilities within the development have been
provided in accordance with details that have previously been submitted to and
approved in writing by the local planning authority. The facilities shall then be
retained and shall remain available for use at all times thereafter.

Reason

To ensure that suitable facilities are provided that will permit and encourage
the use of sustainable modes of transport in accordance with Policies SIE-1
'‘Quality Places', CS9 '"Transport and Development', T-1 "Transport and
Development' and T-3 'Safety and Capacity on the Highway Network' of the
Stockport Core Strategy DPD.

Condition

Details of the access, appearance, landscaping, layout, and scale, (hereinafter
called "the reserved matters") shall be submitted to and approved in writing by
the local planning authority before any development takes place and the
development shall be carried out as approved.

Reason
For the avoidance of doubt and pursuant to Section 92 of the Town and
Country Planning Act 1990.

Condition
Applications for approval of the reserved matters shall be made to the local
planning authority not later than 13 years from the date of this permission.
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Reason

For the avoidance of doubt and in recognition of the phased nature of
development pursuant to Section 92 of the Town and Country Planning Act
1990.

Condition
The development hereby permitted shall take place not later than 2 years from
the date of approval of the last of the reserved matters to be approved.

Reason

For the avoidance of doubt and in recognition of the phased nature of
development pursuant to Section 92 of the Town and Country Planning Act
1990.

Condition

No kitchen extraction system shall be used, until details of the position and
design of ventilation equipment, which specifies the provision to be made for
the control of odour and noise emanating from the site has been submitted to
and approved by the local planning authority.

Details shall include a description of all proposed processes, a description and
plan of the ventilation system and odour abatement measures including the
location and details of any filters and/or fans and the manufacturer's
recommendations concerning frequency and type of maintenance.

The approved equipment shall be installed in accordance with the approved
details prior to the operation of commercial kitchens, shall be operated at all
times when cooking is taking place and shall be maintained in accordance with
the manufacturer's instructions.

Reason

To protect the amenity and quality of life of sensitive receptors in the vicinity of
the development in accordance with policy SIE-3 of the Core Strategy DPD
and the National Planning Policy Framework.

Condition

Any application for the approval of reserved matters for each phase shall
include a site investigation and remediation strategy to deal with the risks
associated with contamination of the site in respect of the development hereby
permitted.

The strategy shall include the following components:

(a) A site investigation scheme, based on the submitted documents, to provide
information for a detailed assessment of the risk to all receptors that may be
affected, including those off-site.

(b) The results of the site investigation and the detailed risk assessment
referred to in 1 and, based on these, an options appraisal and remediation
strategy giving full details of the remediation measures required and how they
are to be undertaken.
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(c) A verification plan providing details of the data that will be collected to
demonstrate that the works set out in the remediation strategy in 2 are
complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.

Reason

To ensure that land is properly remediated if necessary and to ensure the
development does not contribute to and is not put at unacceptable risk from or
adversely affected by unacceptable levels of water pollution in line with policy
SIE-3 of the Core Strategy DPD and the National Planning Policy Framework.

Condition

Prior to any part of the development in each phase being brought into use, a
verification report demonstrating the completion of works set out in the
approved remediation strategy and the effectiveness of the remediation shall
be submitted to, and approved in writing, by the local planning authority. The
report shall include results of sampling and monitoring carried out in
accordance with the approved verification plan to demonstrate that the site
remediation criteria have been met.

Reason

To ensure that the site does not pose any further risk to human health, the
environment or ground waters by demonstrating that the requirements of the
approved verification plan have been met and that remediation of the site is
complete. This is in line with policy SIE-3 of the Core Strategy DPD and the
National Planning Policy Framework.

Condition

Piling or any other foundation designs using penetrative methods shall not be
carried out other than in accordance with details that have first been submitted
to and approved in writing by the local planning authority. The development
shall be carried out in strict accordance with the approved details.

Reason

To ensure that the proposed activity does not harm groundwater resources in
accordance with policy SIE-3 of the Core Strategy DPD, the National Planning
Policy Framework and Position Statement J of the "The Environment Agency's
approach to groundwater protection'.

Condition

Any application for the approval of reserved matters for each phase, shall
include a detailed surface water drainage scheme.

The scheme shall:

(a) incorporate SuDS and be based on the hierarchy of drainage options in the
National Planning Practice Guidance with evidence of an assessment of the
site conditions;

(b) include an assessment and calculation for 1in 1yr, 30yr and 100yr + 40%
climate change figure critical storm events showing flood exceedance routes.
(c) be in accordance with the Non-Statutory Technical Standards for
Sustainable Drainage Systems (March 2015) or any subsequent replacement
national standards; and

(d) shall include details of ongoing maintenance and management.

No drainage systems for the infiltration of surface water to the ground are
permitted other than with the written consent of the local planning authority.
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Any proposals for such systems must be supported by an assessment of the
risks to controlled waters.

Reason

To protect controlled waters from mobilised contaminants and provide
sustainable drainage in accordance with policies SIE-3 and SD-6 of the
Stockport Core Strategy DPD, the National Planning Policy Framework and
the Planning Practice Guidance.

Condition

Any application for reserved matters for each phase shall include a Heritage
Assessment and a Townscape and Visual Impact Assessment that assesses
the visual impact of the phase on heritage assets and the wider townscape.
The Assessment shall include an analysis of kinetic views from the Grade II*
listed viaduct to the Grade II* listed Town Hall.

Reason

To inform design development and to mitigate the impact of the development
on designated heritage assets in accordance with policy SIE-3 of the
Stockport Core Strategy DPD and the National Planning Policy Framework.

Condition

Notwithstanding Class E of Part A of Schedule 2 of the Town and Country
Planning (Use Classes) Order 1987 (as amended) (or any equivalent provision
to that Class in any statutory instrument revoking and re-enacting that Order
with or without modification), cumulative retail floorspace shall not exceed
1420m2 across Phases 6, 7 and 8 and retail sales shall be restricted to the
predominant sale of convenience goods only with no more than 25% of the
retail sales area used for the sale of the following goods:

oBooks, music and film media

oFurniture, floor coverings and household textiles

oAudio-visual equipment and related accessories (domestic appliances,
photographic and optical goods, telephone and fax equipment)

oHardware and DIY supplies (china, glass and utensils, DIY and decorators'
supplies, tools and equipment for house and garden)

oClothing

oFootwear

odJewellery

oToys and games

oPost Office

oTravel Agency

Reason

To safeguard and protect the service centre hierarchy Framework and to
adequately manage traffic generation in accordance with policies CS5, CS6,
CS9, CS10, T-1, T-2 T-3, AS-1 and AS-3 of the Core Strategy DPD and the
National Planning Policy Framework.

Condition

No development of Phases 6 or 7 works shall take place until the applicant or
their agents or their successors in title has secured the implementation of a
programme of archaeological works in accordance with a Project Design which
has been submitted to and approved in writing by the local planning authority.
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The Project Design shall cover the following:

1. A phased programme and methodology to include:

a) archaeological evaluation trenching;

b) pending results of the above, targeted open-area excavation and/or a
watching brief.

2. A programme for post-investigation assessment to include:

a) analysis of the site investigation records and finds;

b) production of a final report on the significance of the heritage interest
recorded.

3. Deposition of the final report with the Greater Manchester Historic
Environment Record.

4. Dissemination of the results of the site investigations commensurate with
their significance.

5. Provision for archive deposition of the report, finds and records of the site
investigation.

6. Nomination of a competent person or persons/organisation to undertake the
works set out within the approved Project Design.

The approved Project Design shall be implemented in full.

Reason
To adequately safeguard heritage assets in accordance with policy SIE-3 of
the Core Strategy DPD and the National Planning Policy Framework.

Condition

Any reserved matters application for Phase 8 (as defined on approved plan ref:
PROPOSED PHASING PARAMETER PLAN 15237-SRA-ZZ-ZZ-DR-A-02004)
proposing residential development shall be accompanied by a draft legal
agreement containing development obligations based on the heads of terms
set out in Informative 10 attached to this planning permission (together where
relevant with any financial viability appraisal) to be entered into either:

(@) under (inter alia) section 106 of the Town and Country Planning Act
between the owner(s) of the Phase 8 land and the local planning authority in
circumstances where someone other than the local planning authority has a
freehold or long-leasehold interest in the Phase 8 land that is capable of
creating planning obligations in favour of and enforceable by the local planning
authority; or

(b) under (inter alia) section 111 of the Local Government Act 1972
between the developer of the Phase 8 land and the local planning authority in
circumstances where the developer of the land does not have a legal interest
in the Phase 8 land and where there is no other party with a legal interest in
the Phase 8 land other than the local planning authority who is able to create
planning obligations in respect of the Phase 8 land (such agreement to include
a mechanism, whether by confirmatory or supplementary deed under section
106 of the Town and Country Planning Act, or similar, to ensure that any legal
interest created in the Phase 8 land following the date of such legal agreement
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is bound under section 106 to perform the development obligations contained
therein).

Reason

To secure affordable housing, open space and education contributions should
residential development be proposed in accordance with policies H-3 and SIE-
2 of the Stockport Core Strategy DPD and the National Planning Policy
Framework.

These planning obligations are secured by condition in order to expedite the
delivery of the development noting the phased nature of this mayor
development, Stockport Council's ownership interest in the land, the long
timescale required to deliver the development as a whole and the flexible end
use for Phase 8 hereby approved with only the residential option triggering the
needs for planning obligations. Combined, these factors are considered to
constitute exceptional circumstances justifying securing planning obligations
by way of planning condition as supported by Planning Practice Guidance
(see: Use of planning conditions - GOV.UK).

Condition
No development of Phase 8 including residential development shall take place
until either:

(@) a legal agreement has been entered into in accordance with Condition
41 to secure the development obligations referred to in Informative 10; or

(b) the local planning authority has confirmed in writing that no such legal
agreement will need to be entered into (including on grounds of financial
viability).

Reason

To secure affordable housing, open space and education contributions should
residential development be proposed in accordance with policies H-3 and SIE-
2 of the Stockport Core Strategy DPD and the National Planning Policy
Framework.

These planning obligations are secured by condition in order to expedite the
delivery of the development noting the phased nature of this mayor
development, Stockport Council's ownership interest in the land, the long
timescale required to deliver the development as a whole and the flexible end
use for Phase 8 hereby approved with only the residential option triggering the
needs for planning obligations. Combined, these factors are considered to
constitute exceptional circumstances justifying securing planning obligations
by way of planning condition as supported by Planning Practice Guidance
(see: Use of planning conditions - GOV.UK).

Signed: Dated: 30th October 2024



Emma Curle - BSc (Hons) MRTPI
Assistant Director Place Making and Planning
Chief Planning Officer

ADDITIONAL INFORMATION

1 In accordance with S93G of the Town & Country Planning Act 1990 (As
amended by Section 111 Levelling Up & Regeneration Act 2023) there is a
legal requirement for you to inform the Council of the date when you intend
to commence the development on site via submission of a Commencement
Notice. This notice is mandatory for all developments and came into effect
on 31 March 2024. You can find more information and download a copy of
the Commencement Notice to complete via this link to our website
https://www.stockport.gov.uk/how-to-apply-for-planning-permission/before-
starting-the-work-planning-permission/#notice

2 Statement under Article 35(2) of the Town and Country Planning
(Development Management Procedure) (England) Order 2015
The Local Planning Authority worked positively and proactively with the
applicant to identify various solutions during pre-application discussions to
ensure that the proposal comprised sustainable development and would
improve the economic, social and environmental conditions of the area and
would accord with the development plan. These were incorporated into the
scheme and/or have been secured by planning condition. The Local
Planning Authority has therefore, implemented the requirement in
Paragraphs 38 and 47 of the revised NPPF published by the Department for
Levelling Up, Housing and Communities in December 2023.

3 The applicant's attention is drawn to the potential for bats to utilise all
buildings and that the grant of planning permission does not negate the laws
which have been put in place to protect biodiversity. If at any time bats or
other protected species are suspected to be on the site, work should cease
immediately and Natural England and/or the LPA should be contacted.

4 All wild birds, nests, eggs and young are protected under the Wildlife &
Countryside Act 1981 (as amended). The grant of planning permission does
not override the above Act. All applicants and sub-contractors are reminded
that persons undertaking site clearance, hedgerow removal, demolition
works etc. between March and August may risk committing an offence
under the above Act and may be liable to prosecution if birds are known or
suspected to be nesting. The Council will pass complaints received about
such work to the appropriate authorities for investigation. The Local
Authority advises that such work should be scheduled for the period 1
September-28 February wherever possible. Otherwise, a qualified ecologist
should make a careful check before work begins.

5 BIODIVERSITY NET GAIN



The effect of paragraph 13 of Schedule 7A to the Town and Country
Planning Act 1990 is that planning permission granted for the development
of land in England is deemed to have been granted subject to the condition
"(the biodiversity gain condition") that development may not begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority,
and
(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to approve
a Biodiversity Gain Plan if one is required in respect of this permission is
Stockport Metropolitan Borough Council.

Based on the information available this permission is considered to be one
which will require the approval of a biodiversity gain plan before
development is begun because none of the statutory exemptions or
transitional arrangements listed below are considered to apply.

The permission which has been granted has the effect of requiring or
permitting the development to proceed in phases. The modifications in
respect of the biodiversity gain condition which are set out in Part 2 of the
Biodiversity Gain (Town and Country Planning) (Modifications and
Amendments) (England) Regulations 2024 apply.

In summary: Biodiversity gain plans are required to be submitted to, and
approved by, the planning authority before development may be begun (the
overall plan), and before each phase of development may be begun (phase
plans).

Statutory exemptions and transitional arrangements in respect of the
biodiversity gain condition:

1. The application for planning permission was made before 12 February
2024.

2. The planning permission relates to development to which section 73A of
the Town and Country Planning Act 1990 (planning permission for
development already carried out) applies.

3. The planning permission was granted on an application made under
section 73 of the Town and Country Planning Act 1990 and

(hthe original planning permission to which the section 73 planning
permission relates* was granted before 12 February 2024; or

(i)the application for the original planning permission* to which the section
73 planning permission relates was made before 12 February 2024.

4. The permission which has been granted is for development which is
exempt being:

4.1 Development which is not 'major development' (within the meaning of
article 2(1) of the Town and Country Planning (Development Management
Procedure) (England) Order 2015) where:

i) the application for planning permission was made before 2 April 2024;
i)  planning permission is granted which has effect before 2 April 2024; or



iii)  planning permission is granted on an application made under section
73 of the Town and Country Planning Act 1990 where the original
permission to which the section 73 permission relates* was exempt by virtue
of (i) or (ii).

4.2 Development below the de minimis threshold, meaning development
which:

i) does not impact an onsite priority habitat (a habitat specified in a list
published under section 41 of the Natural Environment and Rural
Communities Act 2006); and

ii)  impacts less than 25 square metres of onsite habitat that has
biodiversity value greater than zero and less than 5 metres in length of
onsite linear habitat (as defined in the statutory metric).

4.3 Development which is subject of a householder application within the
meaning of article 2(1) of the Town and Country Planning (Development
Management Procedure) (England) Order 2015. A "householder
application" means an application for planning permission for development
for an existing dwellinghouse, or development within the curtilage of such a
dwellinghouse for any purpose incidental to the enjoyment of the
dwellinghouse which is not an application for change of use or an
application to change the number of dwellings in a building.

4.4 Development of a biodiversity gain site, meaning development which
is undertaken solely or mainly for the purpose of fulfilling, in whole or in part,
the Biodiversity Gain Planning condition which applies in relation to another
development, (no account is to be taken of any facility for the public to
access or to use the site for educational or recreational purposes, if that
access or use is permitted without the payment of a fee).

4.5 Self and Custom Build Development, meaning development which:
i) consists of no more than 9 dwellings;

ii) is carried out on a site which has an area no larger than 0.5 hectares;
and

iii)  consists exclusively of dwellings which are self-build or custom
housebuilding (as defined in section 1(A1) of the Self-build and Custom
Housebuilding Act 2015).

4.6 Development forming part of, or ancillary to, the high speed railway
transport network (High Speed 2) comprising connections between all or
any of the places or parts of the transport network specified in section 1(2)
of the High Speed Rail (Preparation) Act 2013.

Irreplaceable habitat

If the onsite habitat includes irreplaceable habitat (within the meaning of the
Biodiversity Gain Requirements (lrreplaceable Habitat) Regulations 2024)
there are additional requirements for the content and approval of
Biodiversity Gain Plans.

The Biodiversity Gain Plan must include, in addition to information about
steps taken or to be taken to minimise any adverse effect of the
development on the habitat, information on arrangements for compensation
for any impact the development has on the biodiversity of the irreplaceable
habitat.



The planning authority can only approve a Biodiversity Gain Plan if satisfied
that the adverse effect of the development on the biodiversity of the
irreplaceable habitat is minimised and appropriate arrangements have been
made for the purpose of compensating for any impact which do not include
the use of biodiversity credits.

The effect of section 73D of the Town and Country Planning Act 1990

If planning permission is granted on an application made under section 73
of the Town and Country Planning Act 1990 (application to develop land
without compliance with conditions previously attached) and a Biodiversity
Gain Plan was approved in relation to the previous planning permission
("the earlier Biodiversity Gain Plan") there are circumstances when the
earlier Biodiversity Gain Plan is regarded as approved for the purpose of
discharging the biodiversity gain condition subject to which the section 73
planning permission is granted.

Those circumstances are that the conditions subject to which the section 73
permission is granted:

i) do not affect the post-development value of the onsite habitat as
specified in the earlier Biodiversity Gain Plan, and

ii) in the case of planning permission for a development where all or any
part of the onsite habitat is irreplaceable habitat the conditions do not
change the effect of the development on the biodiversity of that onsite
habitat (including any arrangements made to compensate for any such
effect) as specified in the earlier Biodiversity Gain Plan.

Environment Agency advice to applicant:

This development site appears to have been the subject of past industrial
activity which may pose a risk of pollution to controlled waters.

We recommend that you should:

o Follow the risk management framework provided in Guidance on Land
contamination risk management (LCRM) Land contamination risk
management (LCRM) - GOV.UK (www.gov.uk), when dealing with land
affected by contamination

o Refer to our Guiding principles for land contamination for the type of
information that we require in order to assess risks to controlled waters from
the site - the local authority can advise on risk to other receptors, such as
human health

o Consider using the National Quality Mark Scheme for Land
Contamination Management which involves the use of competent persons
to ensure that land contamination risks are appropriately managed

o Refer to the contaminated land pages on gov.uk for more information

o Refer to 'The Environment Agency's approach to groundwater protection'
All investigations of land potentially affected by contamination should be
carried out by or under the direction of a suitably qualified competent person
and in accordance with BS 10175 (2001) Code of practice for the
investigation of potentially contaminated sites.

\Waste on-site



The CL:AIRE Definition of Waste: Development Industry Code of Practice
(version 2) provides operators with a framework for determining whether
excavated material arising from site during remediation and/or land
development works is waste or has ceased to be waste. Under the Code of
Practice:

0 excavated materials that are recovered via a treatment operation can be
reused on-site providing they are treated to a standard such that they are fit
for purpose and unlikely to cause pollution

o treated materials can be transferred between sites as part of a hub and
cluster project

o some naturally occurring clean material can be transferred directly
between sites Developers should ensure that all contaminated materials are
adequately characterised both chemically and physically, and that the
permitting status of any proposed on-site operations are clear. If in doubt,
the Environment Agency should be contacted for advice at an early stage to
avoid any delays.

We recommend that developers should refer to:

o the position statement on the Definition of Waste: Development Industry
Code of Practice

o The waste management page on GOV.UK

Waste to be taken off-site

Contaminated soil that is (or must be) disposed of is waste. Therefore, its
handling, transport, treatment, and disposal are subject to waste
management legislation, which includes:

o Duty of Care Regulations 1991

o Hazardous Waste (England and Wales) Regulations 2005

o Environmental Permitting (England and Wales) Regulations 2016

o The Waste (England and Wales) Regulations 2011 Developers should
ensure that all contaminated materials are adequately characterised both
chemically and physically in line with British Standard BS EN 14899:2005
'‘Characterization of Waste - Sampling of Waste Materials - Framework for
the Preparation and Application of a Sampling Plan' and that the permitting
status of any proposed

treatment or disposal activity is clear. If in doubt, the Environment Agency
should be contacted for advice at an early stage to avoid any delays.

If the total quantity of hazardous waste material produced or taken off-site is
500kg or greater in any 12 month period, the developer will need to register
with us as a hazardous waste producer. Refer to the hazardous waste
pages on GOV.UK for more information.

Introduction of SUDS
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