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 Part 1 For publication 
 
 
 

ITEM NO. 

 

 
 

REPORT OF THE STRATEGIC DIRECTOR PLACE 
 

TO PROPERTY & REGENERATION BRIEFING 
 

ON  
 

8th March 2021 

 
 
TITLE: Pendleton Phase 3 Development  

 
 
RECOMMENDATIONS: 
 
The City Mayor is recommended to approve: 
 

i. The leasehold disposal on the terms and details in the report to deliver the 
Phase 3 residential development. 
 

ii. The variation to the original Pendleton PFI development agreement 
(undertaking and drawdown procedures) to allow for the point of leasehold 
drawdown to the developer to be in advance of the development works 
commencement (as detailed in the report). 
 

iii. Variation of the overage terms in the Pendleton PFI development agreement, 
for Phase 3 only to meet the requirements of GMCA grant funding. 
 

iv. Authorise the Shared Legal Service to complete all necessary documentation 
and to take all steps which are required to give effect to the above 
recommendations. 

 
 
EXECUTIVE SUMMARY: 
 
The long-term partnership to redevelop Pendleton has seen the delivery of 344 new 
family homes and apartments.  The council signed off on an Initial Viability 
assessment for Phase 3 of the development in December 2019.  This enabled our 
development partner, SP+ (Dev), to carry out detailed design and site analysis and 
planning approval was granted for the phase on the 21st January 2021.   

 
The report seeks approval to grant a lease on council owned land to enable the 
developer to build out the scheme and draw down grant funding needed to deliver 
the scheme.  The scheme comprises 127 new energy efficient family homes and 



 2 

associated public realm.   Four wheelchair accessible properties are included in the 
affordable housing provision.  15 new allotments will be delivered as part of the 
scheme and Environmental Services will work with Salford Allotment Federation to 
support the establishment of a self-managed committee to manage the site. 
 
Working with GMCA the scheme has attracted a Brownfield Land Grant of £1.91m.   
This has maintained scheme viability and enabled the scheme design to better reflect 
the council’s requirements around accessibility, size of properties and enhancements 
to improve the homes thermal efficiency and sustainability. 
 
It has become necessary to vary the agreed form of undertaking for this Phase to 
reflect the requirement by GMCA that a property interest is held by the developer to 
enable drawdown of the grant.  Overage provisions also require to be varied to reflect 
the grant requirement. 
 
The residual land value therefore reflects the likely sales that can be achieved for the 
scheme and a cost of development that reflects the high specification and 
infrastructure costs associated with the scheme.   

 
 
BACKGROUND DOCUMENTS:   

 
 
KEY DECISION: No  

 
 
DETAILS: 
 

1.0 Background  
 
1.1 On 21st March 2013 the Council entered into a long term (11 year) 

Development Agreement with SP+ (Development) Limited for the phased 
development of new homes and infrastructure on council owned sites in 
Pendleton in line with an adopted masterplan and Pendleton Planning 
Guidance.  At the same time it entered into a separate undertaking to deliver 
the first phase of development, in accordance with the terms of the 
Development Agreement.  
 

1.2 The Development Agreement runs alongside the PFI Project Agreement which 
governs the refurbishment and management of the council owned properties 
and required fire safety works. 

1.3 SP+ (Development) Limited is a Special Purpose Vehicle (SPV) established to 
deliver the redevelopment of Pendleton.  The SPV is wholly owned by 
Together Housing Association.  Together Housing Association also own 
PTOL, the SPV established to deliver the PFI investment into Pendleton.   

 
1.4 The main terms of the Development Agreement are found in Appendix 1.  A 

report to City Mayor in December 2019 agreed to vary this agreement to revise 
and extend the milestones and timescales to reflect the revised build 
programme proposed by the developer.  Agreement to the revision enables 
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the developer to obtain funding to bring forward future phases of development 
in line with the adopted masterplan, including the detailed design, site 
investigations and planning approvals for a Phase 3 development included in 
this report.   The remaining content and principles of the Development 
Agreement remain unchanged. 

 
2.0 Phase 3 Development  
 
2.1 The council signed off on an Initial Viability assessment for Phase 3 in 

December 2019.  This enabled SP+ (Dev) to carry out detailed design and site 
analysis and planning approval was granted for the phase on the 21st January 
2021.   
 

2.2 The scheme comprises 127 new homes, split between 2, 3 and 4 bedroom 
semi detached and terraced properties.   
 

Property 
Size 

Private 
Sale 

Social Rent Property 
Type Mix 

Minimum 
size (Sqm) 

Maximum 
size (Sqm) 

2 Bedroom 23 4 21.3% 70 70 

3 Bedroom 76 4 
(wheelchair 
accessible) 

63% 80 90 (128 for 
wheelchair 
units) 

4 Bedroom 11 9 15.7% 113 116 

Total 110 17    

 
2.3 The scheme includes 17 new affordable homes for social rent to be managed 

by Pendleton Together.  This is in addition to 42 new affordable homes 
already delivered as part of the phase.  These were prioritised to support the 
clearance of the area and give residents affected additional rehousing choice.  
This total of 59 across the phase (35%) reflects the original masterplan 
intentions and meets local housing need and improves choice. 

 

Development to date / planning approved Private Affordable 

Phase 1  193 110 

Phase 3 (Aylesbury)  42 

Phase 3 (Planning approved (21/01/21) 110 17 

Total 303 169 (36%) 

 
 

2.4  The design includes a strong emphasis on a high quality public realm, 
designed to complement the existing residential streets surrounding the site 
and provides street trees, planting and ‘rain gardens’ that provide a 
sustainable urban drainage system (SuDS) along the proposed spine road. 

 
2.5 The Spine road has been delegated a ‘Cycle Street’, providing a safe and 

attractive route connecting designated cycle lanes on Liverpool Street with a 
shared pedestrian and cycle route running along Amersham Park and crossing 
the M602, improving access to Salford Quays and Media City.  The provision 
of two strategically positioned modal filters within the proposed development 
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will prevent ‘rat running’, further enhancing the environment for pedestrians, 
cyclists and the new community. 

 
2.6 Approximately half the homes will be larger space standard properties, 

meeting Lifetime Homes internal floor space standards.  Four of the dwellings 
within the scheme have been specifically designed to be wheelchair 
accessible, meaning (amongst other facilities) they provide level access and 
include for a bedroom and a bathroom on the ground floor. 
 

2.7 The outline approval commits to achieving Code Level 3 of the Code for 
Sustainable Homes on the market dwellings and Level 4 on the affordable.  
The scheme exceeds current planning requirements and previous Code levels.  
Energy and sustainability targets are achieved by adopting the following: 
 

 A fabric first approach to the construction of the houses, so that they 
require less energy to heat; 

 An emphasis on ensuring that the regulated energy demands of the 
development are met as efficiently as possible. For example: 

 High-efficiency gas boilers would be installed. 

 All lighting would be 100% LED. 

 Smart meters would be provided to monitor electricity and heating 
use; heating within the houses would be programmable and zone 
controlled. 

 The affordable houses are set to benefit from Low Photovoltaic (PV) 
panels on their roofs, which will lower energy usage and in turn 
reduce energy bills. 

 
2.8  The scheme will deliver net gains in biodiversity including 29 street trees, rain 

gardens and hedgerows in front of properties.   Significant investment will 
create a new allotment area of 0.28 hectares to the south of Aylesbury Close, 
creating 15 plots of approximately 125m2 each.  The high cost of providing 
allotments and scheme impact on the viability has led to a reduction in the 
number of allotments originally identified in the outline approval any shortfall 
will have to be delivered in a future phase subject to the viability of each 
phase.  Demand remains high for allotments across the city and there is a low 
number of allotments in this part of the city.  Environmental Services will work 
with Salford Allotment Federation to support the establishment of a self-
managed committee to manage the site. 

 

1.0 Financial Appraisal  
 

3.1 The initial development appraisal in 2019 showed the marginal viability of the 
scheme and relied on an assumed Housing Investment Fund contribution to 
achieve viability.    Working with GMCA the scheme has attracted a Brownfield 
Land Grant of £1.91m.   This has maintained scheme viability and enabled the 
scheme design to better reflect the council’s requirements around 
accessibility, size of properties and enhancements to improve the homes 
thermal efficiency and sustainability. 
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3.2 The developer has provided an independent assessment of the sales values 
being used to populate the appraisal and the council’s property team suggest 
that the values contained in the Julie Twist valuation Report are within 
reasonable parameters.   

 
3.3 The Expenditure figure in the final appraisal reflects the detailed design 

developed to reflect the recent planning approval.  An independent 
assessment of the costs has also been carried out by Gardiner and Theobald.    
SP+ will enter into an agreement with Lovell as contractor to construct the 
homes at a fixed price.  Developer profit reflects the level in the original 
Development Agreement. 

 
3.4 The Development Agreement allows for any deficit to be carried forward into 

future phases and any value of the deficit will be offset against the residual 
land value.  The Phase 3 financial appraisal shows explicit development costs 
that were delivered as part of the Phase 1 works but are attributable to Phase 
3.  The appraisal shows how this part of the deficit is met by the sales income.  
A deficit remains and if sales values are achieved this will be accounted for in 
the overage agreement. 

 
3.5 The residual land value therefore reflects the likely sales that can be achieved 

for the scheme and a cost of development that reflects the high specification 
and infrastructure costs associated with the scheme.   

 
4.0 Variation to the agreed form of Undertaking 
 
4.1 It has become necessary to vary the agreed form of undertaking for this Phase 

to reflect GMCA grant requirements.  The effect of the variation will be such 
that a lease will be granted at the outset to the developer with the works 
provisions being undertaken as lessee rather than licencee.  Whilst the latter 
position affords more protection to the Council is not acceptable to the 
developers grant funder.  The terms in respect of works requirements (and 
completion of the same) in the undertaking will be carried forward into the 
works requirements in the lease granted at the outset   
 

4.2 The revised overage provisions also reflect GMCA grant requirement  
 
5.0 Recommendation 
 
5.1 The long-term partnership to redevelop Pendleton has seen the delivery of 

344 new family homes and apartments.  The report concludes that granting a 
lease will enable the developer to build out a further 127 new energy efficient 
family homes and associated public realm, including four wheelchair 
accessible properties and new allotments. The residual land value reflects 
market conditions in the area and scheme viability is maintained with the 
support of Brownfield Land grant.  The undertaking has been varied to reflect 
the grant conditions. 
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Phase 3 completes development to the south of Liverpool street and the 
council’s developer partner has started to review the plans for the next phase 
of development north of Liverpool street. 

 
5.2 The City Mayor is recommended to approve: 
 

i. The leasehold disposal on the terms and details in the report to deliver the 
Phase 3 residential development. 
 

ii. The variation to the original Pendleton PFI development agreement 
(undertaking and drawdown procedures) to allow for the point of leasehold 
drawdown to the developer to be in advance of the development works 
commencement (as detailed in the report). 
 

iii. Variation of the overage terms in the Pendleton PFI development agreement, 
for Phase 3 only to meet the requirements of GMCA grant funding. 
 

iv. Authorise the Shared Legal Service to complete all necessary documentation 
and to take all steps which are required to give effect to the above 
recommendations. 

 

 
 
KEY COUNCIL POLICIES:    
Housing and Regeneration  

 
 
EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS: 
An Equality Impact Assessment was undertaken at the outset of the regeneration 
project.  This was strengthened with the completion of a full Community Impact 
Assessment submitted as part of the Creating a New Pendleton Final Business Case 
 

 
 
ASSESSMENT OF RISK: Low 
 
The proposed scheme delivers the agreed masterplan outcomes and improves on 
the design approved in the outline planning approval and is consistent with the terms 
of the Development Agreement. 
 

 
 
LEGAL IMPLICATIONS Supplied by:    
 
Michelle Brice Shared Legal Service 0161 219 6303 
 
The changes as detailed in this report are a commercial decision and on this phase a 
requirement of the developer’s grant funder.  The variations on drawdown will be for 
this phase only and the details and requirements in the report incorporated into the 
requisite legal documentation. 
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FINANCIAL IMPLICATIONS Supplied by:  Chris Mee x0434 
 
The residual land value will be a capital receipt to the council and is broadly at the 
level calculated in the initial viability signed of in December 2019.  
 

 
 
PROCUREMENT IMPLICATIONS Supplied by:  N/a 
 

 
HR IMPLICATIONS Supplied by:  N/A 

 
 
OTHER DIRECTORATES CONSULTED:  N/A 

 
 
CONTACT OFFICER: Dylan Vince  TEL NO:   793 2476 

 
 
WARDS TO WHICH REPORT RELATES:  Langworthy 
 


