LIVERPOOL ROAD CORRIDOR BASELINE

EXECUTIVE SUMMARY 2006-07
1
Introduction

This report brings together the key messages that have been identified in the baseline review.  It identifies the objectives that will form the basis for developing a strategic masterplan to improve the physical image, contribute to improving the social conditions and to sustain the long term economic future of the corridor.

2
Key Messages

2.1
Background Literature Review

1. National, regional and local policies support the retention and development of sustainable communities along the corridor. There is scope to develop this approach for the various communities along Liverpool Road.

2. The Unitary Development Plan (UDP) defines neighbourhood centres at Patricroft, Peel Green, Higher and Lower Irlam and Cadishead (policies S1-S3) to which retail and leisure development is to be focused. These provide a basis for targeted intervention in the Strategy.

3. The corridor has to remain a continuous strategic transport route (including a major public transport route). Proposals for the corridor will have to acknowledge and make best use of this role.

4. The corridor remains a focus for new and existing employment uses. Policies support new and existing employment opportunities along the corridor and the Strategy will have to reflect this role.

5. Policies emphasise the need to protect and enhance the environment of the corridor through paying attention to design, heritage, recreation and nature conservation. The Strategy has a role to play in furthering the implementation of these aims.

2.2
Neighbourhood profiles

1. The Strategy and Action Plan should contribute to efforts to reduce severe deprivation in communities along the Corridor.  

2. The uses fronting Liverpool Road vary along the corridor with retail and other commercial uses predominant in the Eccles sub-area but residential (with ancillary retail) in the other three sub areas. Action Plans may have to allow for different approaches in each area to reflect this.

3. Consultation with businesses and stakeholders along the corridor reveal the following priorities: 

a. The need to deal with crime and vandalism;

b. To upgrade the image of the area through environmental / building improvements;

c. To create identifiable focus points for regeneration.

d. Provide parking to serve businesses

The Council will need to work with businesses and stakeholders to address these issues.

4. Population growth and the existence of stable communities along the corridor provide an opportunity to develop new markets and activities along the corridor.

2.3
Economy 
1. Investment both inward and indigenous is currently thriving in the city, specifically within the east (Central Salford). It is also forecasted to continue to increase (especially with the proposed BBC relocation and the development at Barton) therefore it is imperative the west of the city and in particular Liverpool Road is made more attractive to potential investors.

2. Land values are generally increasing which is also an indicator of attractiveness to investors. However it seems to be residential rather than commercial uses which is gaining the momentum and this may lead to pressure for change of use of employment land.

3. There is some evidence of nascent demand for office premises along the corridor, which is perceived due to the connectivity strength (motorway network) but cannot be met due to lack of space at present.

4. A quarter of Salford’s industrial sites are adjacent to the corridor, however the stock is old and needs substantial investment to make them viable as future investment locations. 

5. The property conditions along the corridor itself are quite poor in some parts (Cadishead 41%). This has resulted in the relatively high vacancy rates (13%) and supported by the fact that many of these properties have been on the market for some time. This poor image dissuades potential investors.
6. Retail development – there are few apparent opportunities within the corridor, land values are not increasing so significantly due to fall in demand for these units, and allocations in the UDP do not support large scale retail development. 

7. The dispersed pattern of retail and lack of focus works against the sustainability and viability of the corridor which is further inhibited by the lack of parking facilities.

8. The retail stock along the corridor is dominated by takeaways, off-licences, public houses and other businesses serving local needs. There are few specialist retailers taking advantage of easy access to the corridor from the M60.

9. There are high levels of local employment within the Liverpool Road corridor wards and this is set to continue to rise at a faster rate than the Salford average.  

10. There are a number of well established industrial sites in and around the corridor occupied by high end manufacturing and service sector businesses, which are supported by a good quality environment. 

11. There is a strong sense of business community along the corridor with a number of organised groups i.e. Northbank Management Company and Eccles & Patricroft Traders Assoc. This style of business management is to be encouraged and there are further opportunities to replicate this successful structure to other non-premier sites and maybe utilise for potential clustering opportunities of similar mutually supporting business along the corridor.  

12 Employment and skills issues are being addressed at a citywide level through the City Strategy and Salford Local Area Agreement (LAA) which will include the study area wards.

13 There are high levels of Incapacity Benefit and Lone Parent claimants (Winton and Barton are in the worst 50% performing wards)

14. A large proportion of the working age residents have no qualifications and very few have higher level qualifications. 

2.4 Environment 
1. The environment and particular the public realm is a key concern of stakeholders and businesses and the strategy needs to address this.

2. Analysis of the townscape suggests an number of key focal points and gateways along the corridor where intervention should be targeted in addition to the Neighbourhood Centres.

3. A particular challenge is the concentration of vacant and derelict buildings and buildings in poor condition along the corridor.
4. There are a significant number of buildings and open spaces that contribute to the corridors appearance and these need to be protected and enhanced.

5. Many parts of the corridor display a poor quality public realm with worn out paving, poor lighting and a clutter of street furniture.

6. There is a surprising amount of greenery along the corridor but some stretches (particularly in parts of Eccles and Cadishead) would benefit from the tree planting or the creation of small areas of landscaping.

7. There is interest in residential development in the area and these might be directed towards the corridor.

8. Environmental improvements and development should be of high quality and assist in creating distinctive identities for the communities along the corridor.

2.5
Transport and Accessibility 

1. Liverpool Road has a key role in the strategic highway network and provides an important bus route. From the Eccles to the Irlam area the corridor will be retained as a major through route by providing sufficient traffic management measures to avoid congestion. Sections of the corridor through Irlam and Cadishead are underused and the extent of highway provision needs reviewing.
2. Throughout the corridor, environmental improvements are needed to improve the experience of travelling along the corridor for residents, businesses and visitors alike. 

3. The Liverpool Road is a major bus route and bus priority measures will assist in providing a service but congestion and slow journey times will act against this.

4. In Eccles, Barton and Winton car ownership is below the average for the city. Conversely it is higher than average in Irlam and Cadishead. Proposals need to accept low car ownership levels and retain and promote walking/cycling to local facilities along the route.

5. Throughout the corridor there is a need to address commercial and retail needs by providing for parking and servicing. 

6. Improvements to some highways, public transport, and walking and cycling networks will come forward if the major new development proposals at Barton are implemented. These need to bring benefits to the whole of the corridor and be supported by other projects that add value – especially with regard to walking and cycling.

7. Liverpool Road is crossed by proposed and existing recreation routes at Patricroft (Bridgewater Canal) and Cadishead. This may provide opportunities for ancillary development at these points.
2.6
Public Sector Delivery Mechanisms

1. 
Site purchase and assembly could be used as an effective tool to initiate action (using Compulsory Purchase Orders (CPO) powers if necessary).

2. 
Amenity improvements to land and property could be initiated through the use of section 215 of the Town and Country Planning Act 1990.  This could provide a rolling programme as initial public funding can be recycled and used again.

3. 
Identify a full range of powers available to secure improvements.

4.
Funding is available for transport and accessibility improvements. These should be co-ordinated in line with the action plan being developed.

5.
Further consultation is necessary within the Council to identify the resources required to undertake a programme of improvement using the powers described in this section.

3
Conclusions

3.1
Neighbourhoods - The Liverpool Road corridor passes through a variety of communities of differing qualities. Some of these were identified as distinct Neighbourhoods in the UDP others may have a role as a gateway or a transport node. One approach identified in the literature review would be to develop some of these as sustainable communities. In all cases consultation and the literature review suggests that key issues that will need to take account are crime and public safety and the problems of deprivation which affect many of the wards through which the corridor passes. The Strategy will also need to accommodate rising population levels (which may provide opportunities through housing redevelopment in places) and the problems of housing affordability. 

3.2
Economy - There are many factors which adversely affect the economy of the Liverpool Road Corridor. These include the poor quality of much of the environment, the dispersed nature of retail activity, crime and vandalism and low income and skill levels in the local population.

At the same time the corridor is a key focus for employment in the city, containing a quarter of manufacturing. It is the home to many successful businesses and over the next few years will be location for commercial and retail development of city wide significance at Barton which is taking advantage of the corridors excellent transport links.

There is a need to increase indigenous and external investment in businesses along the corridor building on the successes in Central Salford and the development at Barton. West Salford may be able to develop a role as a location for “spin-off” activities from development such as Media City UK at Salford Quays. This could take the form of supporting indigenous enterprise starting or growing businesses and by raising skill levels of the local population so that advantage can be taken of opportunities for high value business development predicted to place over the life time of the strategy.

There may also be further opportunities for “clustering” of businesses along the corridor as has been done at Northbank. This may benefit retail activity. At the same time this may also result in a need to review existing employment provision; particularly retail and manufacturing uses and consider alternative uses e.g. offices or housing.

A key requirement is to improve the image of the corridor. New development may assist this but the business survey results also suggest a need to pay attention to derelict and neglected buildings a poor public realm and marketing activity.

3.3 
Environment - One thing is certain, the corridor has real potential.  Whilst many physical, image and quality issues in the Liverpool Road Corridor need to be addressed, the variety of buildings and consistency of themes that make up the physical fabric of the corridor offer huge potential for positive intervention.  There are many buildings and streetscapes of quality that, with appropriate care and attention to design, management and maintenance, can be turned into image and quality assets for the city.  The results of consultation show that the communities along the Corridor acknowledged this and wish to use these assets to improve the Corridor’s overall image as well as reinforce the identity and legibility of separate communities. The Strategy has a role to play in furthering the implementation of these aims.

Current economic and property market buoyancy can be used as a tool to bring developments and improvements to fruition that even five years ago would have been unlikely. Policies emphasise the need to protect and enhance the environment of the corridor through paying attention to design, heritage, recreation and nature conservation. Using these resources and existing powers it should be possible to build up a programme of positive transformational image and quality improvements in the corridor.  

The land and property work has identified the fact that whilst the corridor has been in decline for some time, things are now changing.  There is real evidence of both improving and high demand for land and property - a trend that will be supported and enhanced through a number of key developments that are in the pipeline.  The trick will be to use these to stimulate additional investment in the public realm, using appropriate powers to secure enhancements to the transport network, and provision of support to help to deal with local social problems.

The Unitary Development Plan sets the framework for land use in the area and is therefore crucial to the way in which land and property is developed.  A detailed planning strategy for the corridor may provide additional stimulus, guide developments appropriately and help to secure funding through e.g. Section 106 agreements.  

3.4
Transport - The corridor remains an important through route for both motor vehicles and has public transport services.  However, parts of the A57 also appears to be a focus of traffic accidents and congestion; an issue which will need to be considered in connection with any regeneration proposals. The Strategy will need to take account of this role and the changes in need brought about by the completion of the Cadishead Way by-pass. It is important that the benefits of passing trade through are exploited by the better provision of on and off street parking and allowing for improvements to public transport. Consultation has revealed that a lack of off-street and on street parking may hamper the retail economy of the corridor. Restrictions on on-street parking in Irlam and Cadishead seem to be based on its previous status as a trunk road and could be reviewed.

Throughout the Corridor, the environment for all road users is poor in spite of the fact that a number of recreational routes cross or originate in the corridor. Attention to the needs of walkers and cyclists is particularly important given the corridor recreational role and relative low levels of car ownership. 
Improvements to some highways, public transport, and walking and cycling networks will come forward when the major new development proposals at Barton are implemented, but the challenge will be to ensure that these improvements bring benefits to the whole of the corridor and are supported by other projects that add value – especially with regard to walking and cycling.

The development at Barton will present many challenges. It is important that improvements to the highway network are made to accommodate this development and, if possible alleviate existing problems.

