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Executive Summary

1.

1.1

1.2

1.3

The former Saxonside Resource Centre, 113a Windermere Road, M24 5WF, 
is an unoccupied former nursing home on the Langley estate, Middleton which 
has been allowed to fall into a dilapidated condition. It is owned by three 
doctors who operate a nearby GP surgery. Numerous complaints have been 
received from residents and the Police

The building is currently vacant, with windows boarded up with wooden and 
metal panels. It is a clear deterrent to investment and has been left 
undeveloped. The current owners purchased the site in 2004. The Council 
understands that a dispute between the three individuals, which was the 
subject of legal proceedings in 2017, has led to the prolonged period of 
vacancy.

Given the long-term dereliction of the site and the owners’ lack of willingness 
or ability to act jointly to bring it back into productive use, a Compulsory 
Purchase Order is considered to be the only mechanism available to the 
Council to facilitate development of the site. There are three current owners 
and they have been unable to agree with each other their preferred future use 
of the building.  

Therefore it is proposed to make a Compulsory Purchase Order (CPO) 
utilising the powers contained in s226(1)(a) of the Town and Country Planning 
Act 1990 to acquire the land shown edged red on the plan at Appendix 1 in 
order to facilitate timely development of the site.

Recommendation

2. That Committee authorises the making of the “Borough of Rochdale 
(Saxonside Resource Centre, Middleton) Compulsory Purchase Order 2019” 
utilising powers contained in Section 226(1)(a) of the Town and Country 



2.1

Planning Act 1990.

That committee authorises the Assistant Director of Legal, Governance and 
Workforce and the Director of Economy to undertake the necessary legal 
procedures and associated action in relation to the Order listed at paragraph 1 
and described in Appendix 1.

2.2 That Committee considers the implications of the Human Rights Act 1998, 
namely reaching a view on whether there is a breach of the Act if compulsory 
acquisition of the land within the Orders described in paragraph 1 and 
Appendix 1 is authorised.

Reason for Recommendation

3.0

3.1

3.2

The Council should only make a CPO if it is satisfied that there is an 
overwhelming case in the public interest. The making of the proposed CPO is 
in the public interest as the owners have demonstrated that they are unable to 
resolve their internal dispute and we understand that the owners have been 
unable to accept offers from third parties to purchase the building, therefore 
the building, or cleared site, will not be brought into productive use if the 
council does not utilise its statutory powers.

Given the long-term dereliction of the building and the site, which became 
empty in early 2010, the subsequent anti-social behaviour centred on the 
empty property and the lack of willingness or ability to bring the site back into 
productive use, a Compulsory Purchase Order is considered to be the only 
mechanism available to the Council to facilitate development of the site.

The two major landowners on the Langley estate, on which this site lies, are 
the Council and The Riverside Group Limited (TRGL). The latter owns and 
manages the majority of homes originally built by Manchester City Council as 
an overspill estate, until stock transfer to Bowlee Park Housing Association in 
the early 2000s, which was then subsumed within TRGL.

3.3 The Council and TRGL have been working in partnership to deliver 
comprehensive regeneration on the estate since 2008 under the Langley 
Masterplan. A programme of selective clearance of vacant homes followed by 
redevelopment for affordable and private market sale homes by developers 
has led to a significant improvement in the profile and reputation of the estate, 
which is now a popular place to live. This vacant building, with boarded up 
windows is seen by the community as an eyesore, and an unwelcome 
reminder of the estate’s former problems.

3.4 If acquired by the Council through CPO or by voluntary agreement, the 
intention is that the site will be used to provide high quality new homes and 
public realm. If the site is acquired, a report will be presented to the Property 
and Growth Fund Sub-Committee seeking permission to add the site  to the 
Langley Land Pooling Agreement, a partnership between the Council and 



TRGL which pools land receipts, overage payments and section 106 planning 
contributions where either Council or TRGL land is developed, with the 
receipts reinvested into regeneration on the estate.  

3.5 The development of high quality new homes would continue the Council and 
TRGL’s efforts towards strengthening the market for housing in this location, 
attracting people to live in the area through removing the kind of vacant land 
and buildings that act as a deterrent to people choosing to live in a particular 
neighbourhood. 

3.6 The Council and TRGL will decide at a later date whether permission is 
sought to add the site to the Land Pooling Agreement and whether it should 
be developed for affordable housing or whether market housing should be 
facilitated with the proceeds going into the Land Pooling Agreement. 

3.7 Left in its current condition, which appears to be likely without Council 
intervention, the site deters investment and gives the impression of an area in 
socio-economic decline. The Council wishes to arrest this decline and develop 
the site so that it can make a positive contribution to its surroundings and the 
well-being of the borough.

3.8 Therefore it is clearly in the public interest that the site be acquired by the 
Council in order to contribute to the wider regeneration programme on the 
Langley Estate. 

Key Points for Consideration

4.

4.1

4.2

4.3

There is no other viable course of action that would remedy the situation 
available to this Council at this time.

Once acquired, the site will be developed for housing under the terms of the 
Land Pooling Agreement as set out in paragraphs 3.1 to 3.3.

Alternatives Considered

Once acquired, the site will be developed for housing under the terms of the 
Land Pooling Agreement as set out in paragraphs 3.1 to 3.3. 

If the Council does not take action the property will continue to deteriorate, 
causing an eyesore and detrimentally affecting the amenity of the area

Costs and Budget Summary

5.

5.1

The costs of implementing the CPO and settling compensation claims will be 
met from the existing CPO Capital Budget. The compensation will be 
determined by the application of the statutory rules governing compulsory 
purchase compensation.

Should this property be purchased by negotiation in advance of the CPO there 
are sufficient funds within the capital allocation for CPO.  The final value of the 



5.2

property will be established in negotiations between the Council's professional 
property services and those of the land owner, or should this not be agreed, 
by arbitration.

There are charges registered against the property for costs accrued as a result 
of the authority undertaking works in default. These will be collected during 
either the acquisition or compulsory purchase process. The normal debt 
recovery procedures will continue in the interim period. 

Risk and Policy Implications

6.

6.1

6.2

6.3

6.4

Section 226(1)(a) enables acquiring authorities with planning powers to 
acquire land if they think that it will facilitate the carrying out of development 
(as defined in section 55 of the Town and Country Planning Act 1990), 
redevelopment or improvement on, or in relation to, the land being acquired 
particularly if it is not certain that they will be able to acquire it by agreement. 

The wide power in section 226(1)(a) is subject to the restriction under section 
226(1A). This provides that the acquiring authority must not exercise the 
power unless they think that the proposed development, redevelopment or 
improvement is likely to contribute to achieving the promotion or 
improvement of the economic, social or environmental well-being of the area 
for which the acquiring authority has administrative responsibility. 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 wellbeing of 
the whole (or any part) of the acquiring authority’s area. 

Compulsory purchase of properties may be justified as a last resort in 
situations where there appears to be no other prospect of a suitable property 
being brought back into use. The acquiring authority (the Council) must have 
a clear and compelling case to justify its proposals for the compulsory 
acquisition of land and show that it is in the public interest. It will need to 
defend such proposals at any Public Local Inquiry.

As part of the CPO process, objections to the making of the Order can be 
submitted to the relevant Secretary of State.  If no objections are made and 
the Secretary of State is satisfied that the proper procedure for serving and 
publishing notices has been observed the case for the Order will be 
considered on its merits and the Secretary of State may confirm, modify or 
reject the CPO without the need for a hearing. The Secretary of State has to 
be able to take a balanced view between the intentions of the acquiring 
authority and the concerns of those whose interest in the land it is proposed 
to acquire compulsorily.

If objections to the Order are received and not withdrawn, the Secretary of 
State will arrange for either a Public Local Inquiry to be held or, if the 
objectors agree, objections could be considered through the Written 
Representations Procedure that allows objections to the CPO to be 
considered in writing and is therefore less adversarial that a Public Inquiry.

If the matter proceeds to Public Local Inquiry or the Written Representations 



Procedure it follows that the decision of the Secretary of State whether to 
confirm, modify or reject the Order will be delayed, usually for a period of 
approximately 6 months.

Following confirmation of the Order its validity can be challenged in 
proceedings in the High Court within 6 weeks following the first newspaper 
publication of the notice of confirmation of the CPO but only on the grounds 
that the Council is not empowered to make CPO or that the Council has 
failed to follow a regulation under the Act. If a challenge to the High Court is 
successful the High Court may quash the CPO or any part of it.

It is acknowledged that the compulsory acquisition of the site will amount to 
an interference with the human rights of the land owner and the Council 
could be challenged under the provisions of the Human Rights Act 1998. 
However that interference will be justified if it is in accordance with the law. 
The land owner will receive compensation for the loss of their property at 
market value.  However it is the officer’s opinion that the use of the legislation 
is legitimate and therefore taking into account all the relevant background 
information and the circumstances of the case, believes that it provides a 
legitimate defence (see Appendix 2).

6.5

6.6

6.7

Consultation

7. The Council has written to the owners in an attempt to engage in discussion, 
and they are aware that this report is being presented to Cabinet.

Background Papers Place of Inspection

8. Appendix 1 – Site Plan
Appendix 2 – Statement on 
Human Rights Act
Appendix 3 – Site Photos
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