
  ENCLOSURE 6.1 

CANNOCK CHASE COUNCIL 

CABINET 

15 MARCH 2007 

REPORT OF CHIEF EXECUTIVE 

RESPONSIBLE PORTFOLIO LEADERS:  POLICY & RESOURCES, AND ACCESS TO SKILLS AND 
ECONOMIC DEVELOPMENT 

LAND AT AVON ROAD/WALSALL ROAD, CANNOCK 

1. Purpose of Report 

1.1 To reaffirm Council support to entering into a partnership arrangement for the redevelopment of 
land off Avon Road/Walsall Road. 

1.2 To seek approval to enter into negotiations for the disposal by way of a long lease of Council 
land including the Avon Road pay and display car park. 

2. Recommendations 

2.1 That Council reaffirms its support for the redevelopment of the land off Avon Road/Walsall 
Road on the basis of the enlarged area identified on plan 2 for a mixed use leisure, retail, 
residential and parking scheme. 

2.2 That the Head of Planning and Regeneration be authorised to enter into negotiations with 
Chaseregen Plc with a view to agreeing a Development Agreement, the Heads of Terms of 
which to be reported back to Cabinet for further consideration. 

3. Key Issues 

3.1 Cabinet at its meeting on 3 October 2002 authorised the Director of Policy and Review to enter 
into negotiations with Matco Holdings Limited (Matco), the then owners of the Cannock Cinema 
site with a view to agreeing terms for a draft development agreement in relation to the land 
identified on plan 1. 

3.2 Matco proposed a mixed use scheme on the site including retail, leisure, residential and 
retention of a relocated pay and display car park which would have remained within the 
Council’s control. 

3.3 Matco were unable to progress a scheme and subsequently sold their interest to Pritchard 
Developments who have subsequently obtained planning consent for a more ambitious scheme 
incorporating all the land identified on plan 2 bounded by Avon Road, Walsall Road, Hunter 
Road and Hallcourt Lane. 

3.4 The scheme as approved (subject to a 106 Agreement) includes retail/offices, deck parking, 
leisure facilities including provision for a cinema with rooftop residential or hotel 
accommodation.  Drawings showing the proposed elevation are attached at Annex 2. 
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3.5 The scheme will require the acquisition of third party interests as identified by cross-hatching.  
A Development Agreement would provide for the Council to use its compulsory purchase 
powers (CPO) in the event that the developer is not able to acquire by agreement subject to 
any costs associated with the CPO being underwritten by the developer. 

3.6 Whilst the original scheme proposed by Matco involved a land exchange and retention by the 
Council of the pay and display car park, this would not be feasible as part of the current 
scheme which provides for deck parking.  As a consequence for the scheme to proceed it is 
proposed that once acquired the developer transfer his freehold interest in the site to the 
Council at nil consideration.  The Council will then grant to the developer a 250 year lease, the 
consideration for which is yet to be determined but would be in the form of either a geared 
ground rent based on a percentage of the net rents received for the whole development, a 
premium or a combination of the two.  The management of the car park is still to be 
determined. 

3.7 By agreeing to the proposal the Council is supporting the principle of including its land as part 
of a wider redevelopment scheme with the aim of delivering the mix of town centre uses 
identified in the Chaseregen proposals.  The Council is not at this stage committing itself to the 
scheme but is giving authority to officers to negotiate terms with Chaseregen.  The outcome of 
those negotiations will be reported back to Cabinet providing the opportunity for the financial 
and management implications for the Council to be fully considered before any final decision is 
made. 
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Section 1 

Background 

 In 2002 the Council were approached by Matco, the then owners of the Cannock Cinema as shown 
hatched black on the attached plan (Plan 1) proposing a mixed use scheme involving their landholdings 
and those of the Council plus properties on the corner of Walsall Road/Avon Road in third party 
ownership, as shown cross-hatched black. 

The scheme proposed by Matco was a mixed use scheme comprising retail units, leisure facilities 
including retention of the cinema, a block of residential units and retention of the surface pay and 
display car park.  At the time a land exchange was proposed with the pay and display car park being 
retained under the Council’s control albeit in a different location on the site. 

Cabinet at its meeting on 3 October 2002 authorised the then Director of Policy and Review to enter 
into negotiations with Matco with a view to agreeing terms for a draft development agreement for further 
consideration by Cabinet. 

During the course of negotiations it became apparent that the scheme was beyond the expertise of 
Matco and in December 2003 the Council were advised that Matco had sold the cinema site to 
Pritchard Developments.  As the principles of the original scheme remained unchanged and terms were 
to be referred back to Cabinet, following consultation with the then Leader of the Council, negotiations 
were progressed with Pritchard Developments. 

Section 2 

Details of Matters to be Considered  

 The scheme proposed by Chaseregen Plc, a subsidiary of Pritchard Developments for which a 
resolution to grant planning consent has been obtained subject to completion of a Section 106 
Agreement, is a more comprehensive scheme than that proposed by Matco and affects all the land 
bounded by Avon Road, Walsall Road, Hunter Road and Hallcourt Lane, including the properties on the 
corner of Walsall Road/Hallcourt Lane also in third party ownership (plan 2).  The development will 
comprise ground floor retail/offices, first floor car parking, second floor leisure uses including retention 
of a cinema with either rooftop residential units or a hotel.  Drawings showing the proposed elevations 
are attached as Annex 2. 

As the Council and Chaseregen have the two largest single ownerships within the area identified on 
plan 2 a Development Partnership is the most practical method of achieving a comprehensive 
redevelopment scheme for the area.  A Development Agreement would provide for the Council to utilise 
its compulsory purchase powers in the event that the third party interests cannot be acquired by 
agreement subject to the developer underwriting the cost.  In addition, it enables greater control of the 
form of the development beyond that achievable by planning control alone. 

Section 123 of the Local Government Act 1972 requires a local authority to obtain the best price for its 
land and that is normally achieved by placing land on the open market.  In this instance the Council’s 
land could not be sold in isolation only as it is part of a comprehensive scheme involving third party land 
including that in the ownership of Chaseregen. 

The approach by Chaseregen as adjacent landowner can for the purposes of Section 123 be regarded 
as being a “special purchaser” and subject to the final terms and conditions it would not be 
inappropriate to enter into a Development Partnership to secure the redevelopment of the area. 
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As stated previously under the scheme proposed by Matco the intention was to undertake an exchange 
of lands and for the Council to retain the pay and display car park.  However, with the scheme 
proposed by Chaseregen this will not be possible. 

As a consequence, will be necessary to enter into a Development Agreement with Chaseregen under 
the terms of which the company will be responsible for acquiring all third party interests required for the 
scheme by agreement if at all possible.  Failing that the Council will undertake to use its compulsory 
purchase powers to acquire any outstanding interests subject to the developer indemnifying the Council 
against the costs incurred. 

A principle of the Agreement will be that upon completion of the development the developer will transfer 
all their freehold interests in the site to the Council at nil consideration who will then grant a 250 year 
lease.  The Council will receive by way of consideration either a geared ground rent based on a 
percentage of the net rents received in respect of the whole development, a premium or a combination 
of both subject to further negotiation based on a financial appraisal. 

The proposal has the potential to bring investment to a part of Cannock town centre which has been 
identified for improvement by the Council as well as securing additional leisure facilities including the 
opportunity of providing a cinema.  The Council is therefore requested to reaffirm its support for a 
partnership scheme with Chaseregen on the revised basis as set out above. 

Before committing itself to the scheme the Council will have the opportunity to further consider the 
Heads of Terms. 

Section 3 

Contributions to CHASE

The proposals to redevelop the land will provide a positive contribution to CHASE by contributing to the 
economic vitality of Cannock town centre and the job creation opportunities that will occur as a 
consequence. 

Section 4 

Section 17 (Crime Prevention) Implications 

The proposals contained in this report will ultimately lead to the development of new leisure facilities 
leading to new activities being available for young people especially, acting as a diversion away from 
crime and anti-social behaviour. 

Section 5 

Human Rights Act Implications 

There are currently no implications arising under the Human Rights Act 1998 from this report as at this 
stage no actual authority is being sought to initiate Compulsory Purchase Powers. 
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Section 6 

Data Protection Act Implications 

There are no identified implications in respect of the Data Protection Act arising from this report. 

Section 7 

Risk Management Implications 

Any Development Agreement will place the onus of Chaseregen to acquire all third party interests at 
the company’s expense and, in the event that Compulsory Purchase powers are required, to underwrite 
the cost thus eliminating any financial risk to the Council. 

The use of a Development Agreement and long lease will give the Council control of the initial 
development and some measure of control over future uses. 

Section 8 

Legal Implications

The legal implications are set out throughout the report. 

Section 9 

Financial Implications

There are considerable financial implications for the Council should Members approve the arrangement 
set out in the recommendations in this report. 

The Council may be involved in Compulsory Purchase Orders which will need indemnifying by 
Chaseregen. 

In order for the whole scheme to be accomplished the Council will also need to transfer the Avon Road 
Car Park site to Chaseregen.  This would entail a substantial loss of income in the region of £100,000 
per annum for which the General Fund would require adequate ongoing recompense. 

The Council would also need negotiate rental share on completion of the development such that the 
value of land input by the Council is fully realised. 

Should Members agree to the proposals outlined a further report will need to be submitted in order that 
the financial implications can be more fully detailed. 

Section 10 

Human Resource Implications 

There are no identified implications in respect of Human Resources arising from this report. 
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Section 11 

Conclusions 

Cabinet have previously approved the principle of a Development Partnership to achieve the 
redevelopment of land off Avon Road/Walsall Road including the acquisition of third party interests and 
the possible use of compulsory purchase powers. 

The main difference between the two proposals is that the scheme as now prepared by Chaseregen is 
more ambitious in terms of the land-take and would result in the loss of the pay and display car park 
from the Council’s control. 

Whilst the Council will gain the freehold interest in the whole site it will then be required to grant a long 
lease to the developer in return for either a percentage share of the net income or a premium as yet to 
be determined. 

By entering into such an arrangement the Council will bring investment to a part of Cannock town 
centre which has been identified for improvement by the Council including the opportunity for re-
establishing a cinema. 

Background Papers 

Annexes 

Annex 1: Plans 1 and 2 

Annex 2: Plans of the Chaseregen proposals 
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ANNEX 1  
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          ANNEX 2 
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