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Part 1: Open to the Public – Item No.  
 

 

REPORT OF STRATEGIC DIRECTOR PLACE 

 
 

T0 PROPERTY AND REGENERATION BRIEFING 
 

FOR DECISION ON 12TH JULY 2021

 

TITLE: Plot A3 of New Bailey, Salford 

 

RECOMMENDATIONS: 
It is recommended that the City Mayor:  
 
Note the proposals detailed below on the terms as set out in the body of this report 
and on the detailed terms set out in an accompanying Part 2 report for approval 
elsewhere on the agenda. 
 
1. Approves the Development Proposal Notice for plot A3 New Bailey submitted by 

ECf in accordance with the provisions of the Overarching Development Agreement 
dated 15th December 2006.  

2. Approves the disposal of plot A3 by way of a long lease and in accordance with the 
provisions of the Overarching Development Agreement at the agreed land price. 

3. Approves the proposed allocation (if required) of funds from Development Trust 
Account. 

4. Authorises the negotiation and completion of all legal documentation and all steps 
required to give effect to the above recommendations. 
 

 

EXECUTIVE SUMMARY: 
 
English Cities fund (ECf) has submitted a Development Proposal Notice (DPN) in 
accordance with the provisions of the Overarching Development Agreement for Salford 
Central in respect of the proposed development of Plot A3 at New Bailey, Salford.  
 
The proposal envisages the development of an 11 storey office building with flexible 
ground floor units with a total area of 114,693sqft. Planning consent for the scheme 
was secured in February 2021. 
 
The viability appraisal submitted as part of the DPN illustrates that the development is 
unviable without a subsidy from the Development Trust Account (DTA), set up to lock 
in overage from more profitable phases to cross subsidise less viable phases.  Details 
of the required subsidy are contained in the Part 2 report. 
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All costs incurred by the Council in assisting with the site assembly of Plot A3 will 
however be recovered from ECf through the provisionally agreed land payment as 
detailed in the part 2 report, 
 
The submitted DPN has been determined to be compliant with the contractual  
requirements of the Overarching Development Agreement and the potential call on 
DTA funds is considered to be warranted given the current office sector market 
uncertainties. However the shared expectation of ECf and the Council is that the actual 
DTA subsidy requirement will be significantly less than currently forecasted. 
 

 

BACKGROUND DOCUMENTS: 
None 

 

KEY DECISION: YES 

 

DETAILS: 
 
1.0   Background. 
 
1.1 The City Council entered into an Overarching Development Agreement (ODA) 

with English Cities fund (ECf) on the15th December 2006 for the comprehensive 
regeneration of the Salford Central area. The ODA provides the framework 
under which ECF can drawn land down from the City Council on a phase by 
phase basis. 

 
1.2 The agreement requires that ECf serves a Development Proposal Notice (DPN) 

on the City Council for the development of a particular phase setting out:  
 

 A plan of the phase  

 An outline Phase Appraisal   

 An outline of the proposed planning application  

 Details of any Phase Conditions to be satisfied (eg planning consent, vacant 
possession, site assembly etc) 

 Proposed Target Completion Date  
 
1.3 Plot A3 extends to circa 0.13 hectares (0.32 acres) and comprises the site of 

the former surface carparks.  The site is bounded by New Quay Street, Stanley 
Street, Trinity Way and the multi storey carpark operated NCP under lease form 
SCC.  

 
1.4 The Council acquired the land through a combination of purchases in advance 

of and pursuant to a Compulsory Purchase Order, funded through the Rolling 
Acquisition Fund. Therefore as part of the wider transaction for plot A3, a land 
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receipt is due to the Council, the amount payable being the higher of the site’s 
market value or the costs incurred in site assembly. 

 
1.5 The terms of the ODA envisage land drawdowns to be by way of freehold 

transfer.  Consistent with the remainder of the estate structure and previous 
drawdowns at New Bailey, plot A3 will be drawn down by way of long lease.   

 
 
2.0 Details. 
 
2.1 In accordance with the terms of the ODA, ECf has served a contractually 

compliant DPN for Plot A at New Bailey. The development proposals are for an 
eleven storey office building with flexible ground floor units with a total area of 
114,693sqft. ECf secured full planning consent for the scheme in February 2021 
(20/76306/FUL). 

 
2.2 A location plan of Plot A3 and a scheme visual are provided at Annex 1 and 

Annex 2 respectively.  
 
2.3 The building itself has been designed to be the most sustainable, carbon 

efficient building as possible with a BREEAM ‘excellent’ rating. A key feature 
will be the inclusion of  “green walls” to all external elevations (except service 
core) to help create strong visual connections to local green spaces as well as 
providing numerous benefits to the users and the local environment, including 
helping with carbon absorption in the city centre and improving general air 
quality. 

 
2.4 No car parking spaces are proposed as part of the development, however there 

is a multi-storey car park immediately adjacent to the site at plot A2 and also 
one on the opposite side of Irwell Street at plot B1. 

 
2.5 A total of 154 cycle spaces are proposed internally together with lockers and 

showers to support and encourage the use of cycling as a means of travel to 
the building. A further 20 external cycle spaces are proposed for visitor use, with 
10 proposed adjacent to the building main entrance and 10 proposed further 
along Irwell Street adjacent to the proposed commercial unit. 

 
2.6 ECf are seeking to commence construction as soon as practicable after land 

draw, the construction programme is circa 24 months. 
 
2.7 Phase conditions that are be satisfied prior to land transfer are detailed in the 

Part 2 report 
 
 
3.0 Financial Viability. 
 
3.1 Each phase is subject to a viability test and ECf are only obliged to proceed with 

any phase where it is shown to be “viable” i.e. where ECf should get back all 
phase-specific development costs (including the SCC land payment) and a full 
developer’s return.   
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3.2 Under the terms of the ODA, ECf are entitled to a contractually agreed priority 

return on development costs on each phase and on this occasion the City 
Council are entitled to a land payment based upon Market Value or cost of 
acquisition, whichever is the higher.  A land payment has been provisionally 
agreed for Plot A3 based up the cost of acquisition, full details of which are 
provided in the Part 2 report. 

 
3.3 Following the application of the above “fixed” inputs alongside forecast cost and 

revenue assumptions ECf’s submitted development appraisal has highlighted a 
potential viability issue on Plot A3 and a possible requirement for a 
Development Trust Account (DTA) cross subsidy. 

 
3.4 The DTA works to ensure that as much of the value created by the wider Salford 

Central regeneration project is “locked-in” with any overage achieved from a 
completed phase paid into the DTA then re-cycled to support less viable 
phases. Any remaining sums in the DTA upon completion of the wider Salford 
Central regeneration project, are shared between the parties on a 50/50 basis. 

 
3.5 As with all phases, an open book review will be undertaken following scheme 

completion to determine actual performance, with the actual DTA 
contribution/credit being crystallised at financial close.  

 
4.0 Financial Review. 
 
4.1 Property Services have undertaken a full review of the submitted development 

appraisal and considered all cost and revenue assumptions.  This exercise has 
concluded that the appraisal inputs are within acceptable valuation parameters 
and consistent with the tone of current market evidence. Revenue forecast are 
however cautious (and this appears to be the primary driver for DTA support) 
but this is understandable and on balance commercially prudent given the 
current market uncertainties in the office sector.   

 
4.2 ECf remain optimistic that, given the success of previous commercial phases at 

New Bailey, the unique low carbon credentials of the proposed building and the 
Grade A supply pipeline/demand outlook, actual scheme performance is likely 
to exceed appraisal forecasts and that the call on DTA funding will be 
significantly reduced. This is a sentiment shared by Property Services. 

 
4.3 The land value receivable by the Council is fully reflective (pro rata) of the 

incurred acquisition cost for the site. 
 
 
5.0 Conclusions. 
 
5.1 The submitted DPN has been determined to be compliant with the contractual  

requirements of the Overarching Development Agreement and the potential call 
on DTA funds is considered to be warranted given the current office sector 
market uncertainties. However the shared expectation of ECf and the Council 
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is that the actual DTA subsidy requirement will be significantly less than 
currently forecasted. 

 
 

 

KEY COUNCIL POLICIES:  
Great Eight – Economic Development  
Salford Central Regeneration 

 

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS: 
None 

 

ASSESSMENT OF RISK:  
Low.  The proposed land transaction is the latest of a series of successful phase 
development by ECf with the Salford Central regeneration area.  
 

 

LEGAL IMPLICATIONS: Supplied by: Michelle Brice – Shared Legal Service( 

Property) 
 
The agreement and approval of the proposals as contained in the Development 
Proposal Notice and supporting documents, submitted by ECF, is a commercial and 
financial decision, made within the contractual context of the ODA. 
 
The negotiation and completion of all requisite legal documentation and steps will 
incorporate the terms as agreed.  
 
The ODA envisaged that land drawdowns would be by way of freehold transfer. 
Consistent with the remainder of the estate structure and previous drawdowns at 
New Bailey, plot A3 will be drawn down by way of long lease.   

 
 

FINANCIAL IMPLICATIONS Supplied by: Chris Mee – Strategic Finance 

Manager Ext 0434  
 
The use of the Development Trust Account to cross subsidise this unviable phase is 
(as detailed above) in accordance with the terms of the ODA. The rationale for the 
contribution on this scheme has been provided by ECF and its technical advisors.  
 
The actual contribution required will be dependent on the performance of the scheme 
in terms of both cost and sales values achieved (as detailed above). It is in the 
interests of both ECF and the council to minimise the drawdown of funds from the 
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DTA, with any ultimate balance remaining at the end of the agreement being shared 
50/50. 
 
The proposal will however generate a significant land payment for the council, which 
in the first instance would be used as a repayment to the Revolving Acquisition Fund  

 

PROCUREMENT IMPLICATIONS Supplied by: 
There are no procurement implications from this report.   
 

HR IMPLICATIONS Supplied by: 
There are no HR implications from this report 

 

CLIMATE CHANGE IMPLICATIONS Supplied by: Mike Hemmingway 

 
The proposed building has been designed to be highly sustainable and carbon 
efficient building targeting a BREEAM ‘excellent’ rating. It will also feature “green 
walls” to primary elevations which will benefit the local environment, including helping 
with carbon sequestration in the city centre and contribute to cooling.  No car parking 
is included in the scheme which should reduce reliance on cars.  As mentioned in the 
report a total of 154 secure cycle spaces are proposed together with lockers and 
showers to enable and encourage the use of bikes as a means of travel to the 
building. In addition a further 20 external cycle spaces are proposed for visitor use. 
 

 

OTHER DIRECTORATES CONSULTED: 
Finance 

 

CONTACT OFFICER: Andrew Cartwright TEL NO: 779 6087 

    James Kington  TEL NO:793 3050 
   
 

 

WARDS TO WHICH REPORT RELATES: 
Ordsall 


