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Executive Summary

1.1

1.2

1.3.

1.4.

1.5

15 Lakeside is a partially completed single-storey dwelling on Lakeside, 
situated close to the shore of Hollingworth Lake, Littleborough. It has never 
been occupied since construction began in 1998, and remains incomplete.

The Council has attempted to engage with the owners since 2007, and have 
encouraged them to complete the property and either occupy or sell it, since 
2007. It is understood that there are severe structural problems with the 
property. The property detracts from the appearance of the surroundings of 
Hollingworth Lake and has a negative amenity impact on one of the borough’s 
most attractive beauty spots.

The Council has attempted to use other mechanisms to bring the property into 
use, including the Empty Dwelling Management Order procedure and passing 
on details of parties interested in purchasing the property. Despite this, there 
are no signs of works being undertaken.

The Council is aware of a long-running dispute with their builder and insurer 
which has been adjudicated by the Financial Ombudsman, It is understood 
that action to redevelop or dispose of the property may have been constrained 
by proceedings arising from the Ombudsman case. Nevertheless, there is no 
guarantee that following the conclusion of these proceedings, that the property 
will be redeveloped, sold or occupied. Given the length of time that the 
property has been empty, a continuation of the current approach to 
intervention is not considered to be appropriate.

Therefore it is proposed to make a Compulsory Purchase Order (CPO) using 
the powers utilised in Sections 17 and 18 of the Housing Act 1985 to acquire 
the land shown edged red on the plan at Appendix 1 in order to bring the 
property into use as housing. 

Recommendation

2.1. That the making of the “Borough of Rochdale ( 15 Lakeside, Littleborough) 



2.2.

2.3.

Compulsory Purchase Order 2019” utilising powers contained in Sections 17 
and 18 of the Housing Act 1985 be approved.

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

That Cabinet 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

3.1

3.2

3.3

3.4

3.5

3.6

3.7

Lakeside is located just off the shore of Hollingworth Lake, a picturesque body 
of water at the foot of the Pennine hills, and one of the borough’s key tourism 
destinations. Hollingworth Lake attracts visitors from across the North West 
region as a beauty spot and recreational area for walking, cycling and water 
sports. 

The appearance of the site in question detracts from its surroundings and 
spoils the outlook for visitors and neighbours. It is therefore clearly in the 
public interest to see the building completed and brought to a habitable 
standard. 

Given the long-term vacancy of the property and the lack of willingness or 
ability to complete the building works and make the property suitable for 
habitation, a Compulsory Purchase Order is considered to be the only 
mechanism available to the Council to bring the condition of the building to an 
acceptable standard and bring it back into use.

The Council’s Empty Property team has attempted to engage with the owners 
for a prolonged period of time, as detailed below:

In 2007 the owners confirmed their intention to complete work as soon as 
possible. They had not been able to do any work on the property because of 
legal obstacles and the planning enquiry.

In June 2013 the Council began the Empty Dwelling Management Order 
(EDMO) process, under the Housing Act 2004. This process aims to bridge 
the gap between voluntary measures such as Empty Property Loans and 
compulsion under the CPO process. In response to the beginning of the 
EDMO process, the owners confirmed that measures to render the house 
habitable were actively underway.

On 26th June 2013 the Council received confirmation that efforts were being 
actively made to finish the build and  that a survey showed severe structural 
problems with the property.

On 19th July 2013 the EDMO notice was served. 



3.8

3.9

3.10

3.11

3.12

3.13

3.14

3.15

3.16

3.17

On 15th September 2013, the owners confirmed via telephone that significant 
further work to external and internal walls was necessary and that the property 
requires piling and foundation work The owners failed to engage with the 
Council in respect of the EDMO procedure

On 13th February 2014, the owners stated that they had appointed a quantity 
surveyor, a clerk of works and an architect, in preparation for undertaking the 
necessary rebuilding work.

In March 2014, the Council received a telephone call from an interested 
purchaser, and details were passed to the owners. Further enquiries were 
fielded by the Council and passed to the owners in April 2015 and again in 
September 2015.

On 15th December 2014, the Council’s Building Control service confirmed that 
they had been contacted by the architect appointed to work on the project.  
The architect confirmed that the owners may now be at a stage where 
progress can be made on the remedial works.

On 22nd January 2015, the owners told the Council that progress was being 
made.

On 23rd August 2016, Building Control confirmed they had not had any further 
contact with anyone regarding the property.

The property remains empty with no signs of any work either having been 
undertaken or underway,the last recorded promise of progress from the 
owners happened in December 2014, with no progress or engagement from 
the owners in the subsequent four years. The Council has recently written to 
the owners inviting them to discuss the property, and discussions can continue 
in parallel to this CPO process. However, given the lengthy amount of time 
this property has remained empty, the resolution to make a CPO will offer the 
Council the option of pursuing this should it become unavoidable. 

The EDMO process is a useful way of holding owners of empty properties to 
account, but it can be frustrated by sporadic promises to carry out the 
necessary repair works.

A Compulsory Purchase Order is   an extremely powerful legislative tool which 
should only ever be used as a last resort and if there is an overwhelming case 
in the public interest. However, as the length of time that this property has 
been left vacant and unfinished shows, there does not appear to be any 
prospect of the current owners carrying out the work. Therefore the only 
available solution is for the Council to pursue acquisition, carry out the works 
itself and bring the property back into use. 

If acquired through CPO or voluntarily, the Council will commission repair 
works to bring the property to a habitable standard and then offer the property 
for sale on the open market. 
  



Key Points for Consideration

4..1

4.2

Once acquired, the Council will commission repair works to bring the property 
to a habitable standard and then offer the property for sale on the open 
market.

Alternatives Considered

Officers could continue to engage with the site owners but it is considered that 
the risk of the site remaining vacant in the medium-to-long-term is too high to 
proceed without CPO.

Costs and Budget Summary

5.1

5.2

5.3

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 
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.

Any costs incurred by the Council following acquisition, prior to redevelopment 
of the site, will be paid from the CPO capital allocation.

Risk and Policy Implications

6.1

6.2

6.3

6.4

6.5

Section 17 of the Housing Act 1985 empowers local housing authorities to 
acquire land, houses or other properties by compulsion for the provision of 
housing accommodation. Acquisition must achieve a quantitative or 
qualitative housing gain.
 
Section 17(4) of the Housing Act 1985 provides that the Secretary of State 
may not confirm a compulsory purchase order unless he is satisfied that the 
land is likely to be required within 10 years of the date the order is confirmed.

Compulsory purchase of empty 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 residential use. As discussed in section 3, attempts 
have been made to facilitate this without CPO over a considerable number of 
years. 

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).

6.6

6.7

6.8

6.9

Consultation

7. The owners have been made aware that the council is considering pursuit of 
a Compulsory Purchase Order

Background Papers Place of Inspection

8. none

For Further Information Contact: Robert Scott, , 
Robert.Scott@Rochdale.Gov.UK


