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1. INTRODUCTION

1.1 This Statement of Case ("the Statement") has been prepared on behalf of The

Metropolitan Borough of Solihull ("the Council") in its capacity as acquiring authority
pursuant to Rule 7 of the Compulsory Purchase by Non-Ministerial Acquiring Authorities
(Inquiries Procedures) Rules 1990 ("the Rules").

1.2 On 24 July 2007 the Council made The Metropolitan Borough of Solihull (Shirley Town
Centre Redevelopment) Compulsory Purchase Order 2007 ("the Order"). The Order was

made pursuant to powers contained in Section 226(1)(a) of the Town and Countr
Planning Act 1990, as amended and Section 13 of the Local Governent (Miscellaneous
Provisions) Act 1976. Under Section 226(1)(a) of the 1990 Act, a local authority may be
authorised to acquire compulsorily any land in their area if they think that the acquisition
wil facilitate the carrying out of development/redevelopment or improvement on or in
relation to land. Section 13 of the 1976 Act enables a local authority to be authorised to
create new rights over land.

1.3 The Order was submitted to the Secretary of State, Governent Office for the West
Midlands for confrmation on 1 August 2007. Seventeen objections have been made to

the Order. The Secretary of State, by way of letter dated 17 September 2007 has given
notice pursuant to Rule 4 of the Rules of her intention to hold an Inquiry ("the Inquiry")
into the objections.

1.4 This Statement sets out the basis of the Council's case for confirmation of the Order as
wil be put forward at the Inquiry.

1.5 The Council's purpose in seeking to acquire the land and associated rights and interests
included in the Order ("the Order Land") is to enable the constrction of a
comprehensive redevelopment scheme within Shirley city centre, which generally
comprises a mixed use development comprising an anchor foodstore, non-food retail
units, basement car parking, 201 apartments (including 55 retirement living apartents
and 34 extra care accommodation for the elderly), footways, service areas, revised
highway junctions, new access arrangements, landscaping works to Shirley Park,
demolition of properties and change of use of 63 Haslucks Green Road to B 1 offces
("the Scheme").

1.6 The need for the Scheme is described in Section 2 of this Statement. The land on which
the Scheme wil be constrcted and the details of the Scheme (including the anticipated
phased works programme for its implementation) are described in Sections 3 and 4
respectively.

1.7 Section 5 goes on to describe the plannng application, submitted by the Council's
development parter, Shirley Advance LLP in respect of the Scheme, its consideration by
the Council as plannng authority and the planning permssion consequently granted.

Section 6 of this Statement explains the planning policy context within which planning
permssion for the Scheme was granted.
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1.8 The Order Land is more fully described in Section 7 of this Statement. The interests and
rights comprising the Order Land are detailed in the Schedule to the Order and are shown
on the map accompanying the Order.

1.9 Section 8 explains the Council's purpose in acquiring the Order Land. Section 9 sets out

the case for the compulsory acquisition of the land interests and rights included in the
Order and the compellng need in the public interest for the making and confirmation of
the Order.

1.10 Section 10 identifies any special considerations affecting the Order Land.

1.11 Section 1 1 explains the general position concerning related orders and in particular orders
for the stopping up of a service road ("the Stopping Up Order") and a public footpath
("the Footpath Order") enabling the Scheme to be implemented.

1.12 Section 12 includes a sumary of the objections made to the Order, the Stopping Up
Order and the Footpath Order and the Council's brief response to these objections.

1.13 Section 13 contains a list of supporting documents, maps and plans intended to be

submitted by the Council as evidence at the Inquiry.
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2. NEED FOR THE SCHEME

2.1 Shirley is the second largest shopping centre in the Metropolitan Borough of Solihull and

provides a range of retail and other services and facilities for its immediate catchment
area. However, over the past decade and more Shirley has suffered from strong
competition from Solihull Town Centre which, over the same period, has grown and
thrved, and from out of town retail parks and individual food and non-food stores on or
near A34 Stratford Road.

2.2 Shirley also suffers from strctual defects. Strug out along the heavily trafficked A34,

shopping and especially linked trps can be diffcult, unpleasant and perceived as unsafe.
It lacks an identifiable core or focal point and the range of goods and services is weak, the
main food shopping provision is poor and the supply of units suitable for accommodating
an expanded range of comparison shopping is inadequate.

2.3 These issues have been addressed through a plan led process which had its origins in the
successful resistance of an "edge of centre" large foodstorc development in the mid
1990s. The Heart of Shirley initiative was born at this time, then developed conceptually
with local people; taken forward strategically through the Solihull Unitary Development
Plan; detailed at the site specific level through the application of best urban design
principles and in consultation with local people; rigorously scrutinised through the

development control process; and the benefits ensured through the conditions and
obligations attached to the plannng permssion.

i

2.4 The Scheme provides economic growth, new activity and jobs, a mixed use development
(including affordable housing), and a revitalised public realm. It delivers national policy
and local regeneration. It is vital if Shirley is to thrve at the heart of the community it
serves.
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3. THE SITE

3.1 The site amounts to some 6.87 hectares and includes land to the west of the Stratford
Road (A34) and south of Haslucks Green Road, together with areas of adjacent highway.
The main components of the site include the following:

· The former TA site which is now vacant that fronts onto Haslucks Green Road.

· Nos. 174 - 190 (Westminster House) Stratford Road (these are currently occupied
by Co-op Shop 'n' Save, Fil The Shoe, Going Places, Staybrite Windows & Bank
of Ireland).

· BDW Home Improvements.

· Solihull Chrstian Fellowship.

. First Shirley Scouts.

· Royal British Legion.

· Shopper's car park (including toilets).

· Area of open space between the car park and nos. 47 - 63 Haslucks Green Road.

· 63 Haslucks Green Road.

· 0.62 hectares of Shirley Park.

· 67 Haslucks Green Road.

· Areas of highway on Stratford Road, Haslucks Green Road and Olton Road.
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4. THE SCHEME

General Description

4.1 In sumary, the Scheme comprises a high quality mixed use development incorporating

the following elements:

· .Foodstore with a floor area of 7,615 m2 including mezzanine floor of 1,100 m2

(but excluding enclosed marshalling area of 705 m2).

· Non Food Retail Block H containing retail floor space of 7,526 m2 on two floors.

· Non Food Retail Block J containing retail floor space of 4, 112 m2 on two floors.

· 5 Residential Blocks A to Emainly 3 and 4 storey, containing 146 apartments.

· Retirement Residential Block F up to 4 storey, with 55 apartments.

· Community uses - First Shirley Scout Group HQ to be retained and extended with
other general improvements. The Royal British Legion building to be retained and
extended with other general improvements.

· A new café alongside the retained Royal British Legion.

· A town square at the heart of the development with pedestrian links between
Stratford Road and Shirley Park.

· A fuher square to the rear of Shirley Baptist Church, with pedestran links to
Haslucks Green Road and the new town square.

· Car parking for 1 1 1 cars at surface level to serve the residential apartments and a
basement car park for 650 cars including 50 'colleague/staff parking spaces, with
an area reserved for shopmobility and disabled parking spaces.

· Highway works in the vicinity of the proposed development to improve traffc
flow along Stratford Road and in particular at the junction of Stratford
Road/Haslucks Green Road/Olton Road.

4.2 The Scheme requires the demolition of certain properties. These include:

· Meeting hall at 188a Stratford Road ('The Bridge').

· Industrial unit to the rear of 162 to 172 (Evens) Stratford Road.

· Residential property at 67 Haslucks Green Road.

· Retail shops and offices above at 174 - 184 (evens) Stratford Road.
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· Commercial buildings with offices above at 186 - 190 (evens) Stratford Road.

Desie:n Detail

4.3 The development agreement between the Council and Shirley Advance sets out the

Council's requirements for the "key elements" of the Scheme:

· An anchor foodstore of at least 40,000 sq ft (3,1 76m2) net sales.

· At least 60,000 sq ft (5,574m2) of other retail sales.

· Residential unts including affordable housing.

· At least 600 public car parking spaces.

. A town square.

· The relocation works (this requires the developer to make appropriate arrangements
with the Council's existing tenants).

· Improved pedestran links from Stratford Road to Shirley Park.

· A new frontage to Stratford Road of at least 45 linear metres.

· Appropriate Shopmobility facilities.

. Public conveniences.

4.4 Against this background the design of the Scheme evolved to include:

(a) High Ouality Public Spaces and Better Links with the Park

The lines of new pedestrian linkages - Stratford Road, Shirley Park and Haslucks
Green Road create an impressive series of new public realm spaces. The streets and
squares have been designed to be clearly legible for both the casual and more
familiar visitors to the scheme. The entrance to the Scheme from Stratford Road is
marked by two symetrcal gateway towers with glass facades and cantilevered
featue roof. Ths gateway wil give a strong individual identity to the Scheme
durng both day light and night time hours and create a presence and sense of place
on the Stratford Road. This entrance leads to a pedestrianised "street" with retail
units on both sides with a new "town square" beyond.

The town square wil create a mode of pedestran movement towards Shiley Park,
Haslucks Green Road and Stratford Road. The mix and activity of uses including
new retail and café unts, the foodstore entrance, access to the basement car park and
integration of the retained and enhanced British Legion wil create vitality and form
an attractive place to spend time day and night. Towards Shirley Park, the four
storey residential blocks will provide a gateway and announce arrval into the Park.
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Leading from the town square to the community square is a fuher pedestranised
street with retail units on one side and the foodstore on the other. This quieter
square is bounded by new residential apartments, the foodstore secondary access,
lifts to the basement and is linked to the rear of the Baptist Church.

(b) A Focal Point for the Centre by providing a Different Format of Retail Units

The Scheme provides commercially attractive space to attract new retailers into
Shirley. The foodstore's main façade faces the public realm and is glazed

allowing views into and out of the store and beyond. It wil act as a focal point
drawing shoppers into the Scheme. The two storey retail spaces provide larger
sized floor areas generally not curently available in Shirley.

(c) A Safe, Secure and Well Used Environment

The Scheme, including the residential apartments, has been designed to:

· Add vitality and diversity to the Scheme and Shirley, bringing new
residents into the town centre with its broad range of facilities and
amenities.

· Provide natual sureilance and security of the Scheme and wider Shirley
area.

· Establish a formal and attractive boundary to Shirley Park.

4.5 Overall the layout and design of the comprehensive mixed used Scheme is in accordance

with governent guidelines and UDP policies.

Scheme Lavout

4.6 The Scheme is laid out to provide three "perimeter blocks" of development as follows:

· A block formed by the Saracens Head, numbers 192-206 Stratford Road, new
retail development in block J, the extended Royal British Legion, and the new
residential development in blocks, A, Band C.

· A block formed by numbers 100- 1 72 Stratford Road, new retail development in
Block H, and new residential development in Block F.

· A block formed by the foodstore, the new residential development in blocks D and
E and numbers 47-63 Haslucks Green Road.
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4.7 The main elements of the Scheme are as follows:

( a) F oodstore

This is the principal element of the Scheme in terms of its footprint. Its overall
dimensions are some 90m x 74m and incorporate a mezzanine floor 14m wide
towards the rear of the store. It has a total gross floor area of some 7,615m2, with
in addition a covered marshalling area adjacent to the service area which

incorporates a 15m diameter turntable. Vehicular access to the service area is via
an entrance off Haslucks Green Road between numbers 63 and 69 Haslucks Green
Road.

Just beyond the south east corner of the store is the principal circulation core
between the store (provided at grade) and the basement car parking. At this point
3 travellators, lifts and stairs provide access between levels. A secondary core and
lifts is also provided at the north east corner.

The frontage ofthe store (facing block H) varies in height between 5m and 8m and
is topped with an inverted cured roof. Curtain walling (some with a green tint
and angled) is used on this elevation with a raised seem zinc roof and sedum mat
'green roof.

(b) Retail Block J

The eastern elevation of this block (in combination with block H) forms the street
scene elevation onto Stratford Road. The block has a 34m wide frontage to
Stratford Road and extends 70m into the site towards the new town square. It
contains floorspace of 4, 112m2 and provides accommodation at ground and first
floor with a maximum height of 12.5m (at the curved 'gateway tower' entrance
from Stratford Road). Away from the curved corner sections, the blocks frontage
appears as a series of 7m wide sections which are formed by changes in the use of
materials. The materials proposed include facing brickwork, brise soleil, pressed
metal proj ecting fascia, and glazed curtain wallng.

(c) Retail Block H

This block appears as a near mirror image to block J, with the exception that at the
town square it also has a 105m retu along the pedestrianised route with the
foodstore opposite. This block contains floorspace of 7526m2 and provides

accommodation on two levels. Its height and materials are similar to block 1. The
corner of this block that form the north eastern edge of the town square is
comprised of an inverted circular façade which accommodates a restaurant/café
unit.
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(d) Residential Blocks A, Band C

These 3 blocks are provided in close proximity to each other. They have a total
frontage of 11 8m onto Shirley Park with retu elevations which are 34.5m wide
in respect of Block A and 33.2m in respect of Block C. These blocks

accommodate 36, 28 and 27 apartments respectfully which totals 91 units. They
are a mix of 3 and 4 storeys with a maximum height of 15.3m. The 4 storey
elements are located towards the corners of blocks A and C and in the middle of
block B.

A total of 76 car parking spaces are provided to the rear of the blocks accessed via
the new vehicular entrance off Stratford Road adjacent to The Saracens Head.

A variety of materials are proposed including facing brick, render, artificial slate, a
stone featue band and balconies.

( e) Residential Block D

This block (accommodating 21 apartments) is provided as a screening façade to
the south western corner of the foodstore. It is over 3 stories with a maximum
height of 11.8m. This block has a total frontage of 88.3m onto Shirley Park.
Similar materials are proposed as for blocks A, Band C.

No dedicated off street car parking is provided for these apartents.

(t) Residential Block E

This residential block of 34 apartments is provided in an 'L' shaped form that
provides a frontage onto Haslucks Green Road of some 28.4m and a 60m return
frontage overlooking the ramped entrance into the car park and extending across
'community square' and up to the side of the foodstore. This block wil be

provided at two, three and four storey levels, with the two storeys adjacent to the
existing dwellings on Haslucks Green Road, three storeys on the corner and four
storeys opposite block F. The overall height varies from 8m to 14.6m.

A similar mix of materials as used on the other residential blocks are proposed. 16
car parking spaces are proposed in a rear parking area, accessed via a new road
extending from the existing road to the rear of Century House.

(g) Residential Block F

This block is to accommodate the 55 'retirement/sheltered apartments for the
elderly in another 'L' shaped block that wraps around the corner from Haslucks
Green Road (a 42.2m frontage) and on towards 'community' square. One of these
apartments wil be occupied by the resident manager of this facility. This wil be
provided over three and four storeys with the 4 storey on the corner with a

maximum height of 14.5m to the peak of the pyramidal roof. 19 car parking
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spaces are proposed in a rear parking area, accessed via the same new road serving
block E.

(h) Squares and Public Spaces

The "town square" provided as part of the Scheme is formed by the corner of the
foodstore, the corner of block H and the frontage to the extended Royal British
Legion building. It is square on two sides with the other side being formed by the
inverted cured façade of block H. It has maximum overall dimensions of some
32m x 27m.

The main pedestrian route to the town square is some 60m in lengtli (from the
Stratford Road frontage) and 12m wide. Beyond the square the pedestrian route
continues on to the new edge of the park some 70m distant. This route is 7m at its
narrowest and widens out to 30m as it fans out into the park.

Another pedestrian route from the town square runs parallel to the Stratford Road
and is located between the frontage of the foodstore and block H. It connects the
town square to Haslucks Green Road via a smaller square labelled as 'community
square' This route is 160m long (to Haslucks Green Road) and is 7.5m at its
narrowest. Community square is almost triangular in shape and is 30m x 30m.
From this point the pedestrian routes split either side of the ramp that leads down
to the basement car park.

(i) Royal British Legion and First Shirley Scouts Group

Within the Scheme, the existing Royal British Legion and Scouts buildings are
retained. The scouts building wil effectively be located in the rear area of the
perimeter street block that is being formed, but the Royal British Legion building
wil form one of the active edges to the new town square. The proposal includes
extending the Royal British Legion building and providing a screening café and a
new entrance and circulation core.

U) 63 Haslucks Green Road

Number 63 is presently a residential dwelling and is located adjacent to the service
access to the foodstore. The proposals include provision for the building to be

converted into offices, being a use falling within class B 1 of the Town and
Country Planning (Use Classes) Order.

(k) Car Park

The car park is accessed off Haslucks Green Road. After a distance of some 10m
there is a ramp down to the basement level of the car park which is some 4.9m
below the level of the road. The car park provides some 650 spaces (including 50
for use by the foodstore staft) and extends under the foodstore, blocks J and H, the
town square and pedestran link to Stratford Road.
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(1) New Junction

The existing junction between Stratford Road, Haslucks Green Road and Olton
Road is replaced by an oval shaped, part signalised gyratory which wil have
overall dimensions of some 90m x 50m.

Scheme Construction Proe:ramme

4.8 Assuming confirmation of the Order and makig/confiration of the related orders referred
to in paragraphs 1 1.1 and 1 1.2 below by Easter 2008, it is expected that work on site might
commence in the late sumer/autu months of 2008. It is anticipated that the
development, including the associated highway works, wil be constrcted over a period of

approximately 24 months meanig that the Scheme wil open for trading in the latter part of
2010.
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5. THE PLANNING PERMISSION FOR THE SCHEME

Backe:round and Relevant Plannine: Historv

5.1 Shirley town centre, the second largest shopping centre in the Borough in terms of retail

floor space, provides retail and communty facilties for its immediate catchment area. The
town centre has underlying weaknesses including the ribbon development format with no
retail depth beyond the frontage, no recognisable centre to the town, fragmented car parkig
and poor linage to Shiley Park. Furthermore, over the past decade the role of the centre
has been infuenced by strong competition from Solihull town centre, out of centre retail
parks and foodstores located along the A34 Stratford Road out of the Shirley town centre.
Increasing levels of traffic on the A34 and lack of investment in retail premises have had an
increasing detrmental effect on the shopping environment.

5.2 In the early 1990's, growing concern for the future of the centre led to the inclusion in the

draft Solihull Unitary Development Plan (subsequently adopted in 1997) of a proposal to
undertake a study of the centre to establish how its attaction to shoppers could be

improved.

5.3 An independent study concerning the retail health of Shirley town centre was
commssioned from Hilier Parker (now CB Richard Ells) by the Council's Planning
Deparent in June 1996. The key conclusion of the 1996 study included the following:

· There are underlying weaknesses making it increasingly vulnerable to
competition.

· The town has no defined retail core and lacks identity.

· There are limited opportunities to create development sites in the town but it is
important that the retail core of the town is strengthened.

· A suggested long term policy to create a focal point such as a town square within
the retail core and consider options for securing new development in the retail
core.

5.4 This study was updated in January 1998 as evidence for the ASDA planng inquiry

(referred to in paragraph 5.6) and to take account of the then latest version ofPPG6 and the
relevant indicators within it to benchmark the town centre's performance. The updated
study concluded that the centre remains vulnerable and "shows some underlying signs of
decline. This is reflected by the increasing number of charity shops and discount retailers,
often occupying units previously occupied by national multiple retailers for which there are
limited demand. This reiterates the underlying loss of confdence in the centre which has
resulted in a lack of signifcant investment in either buildings or the environment in recent
years" .
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