
Manchester City Council Item 7 
Executive 14 March 2012 

Manchester City Council 
Report for Resolution 

 
Report to:  Executive – 14 March 2012 
 
Subject:  London Road Fire Station 
 
Report of:  Chief Executive and City Solicitor 
 
 
Summary 
 
This report seeks to update the Executive on the redevelopment of the London Road 
Fire Station. 
 
Recommendations 
 
The Executive agrees to: 
 
1. Record its profound disappointment in the Fire Station owner’s failure to honour 

the spirit of the commitment given on 9th June 2011 in the CPO public inquiry to 
implement the planning permission and listed building consent as soon as 
reasonably possible.  

2. Urge the owner of the Fire Station to review its strategy for redevelopment of the 
building without delay and to respond positively to the invitation to work 
constructively with the City Council and English Heritage to ensure 
implementation of the planning and listed building consent as soon as possible 
as this is the key to preserving the heritage value of the building and to 
maintaining regeneration momentum in this part of the City Centre. 

3. Urge the owner of the Fire Station to act in the best interests of the well being of 
Manchester which demand that if it has not the capacity to implement the 
current consents, the owner takes urgent steps to dispose of the building to a 
new owner which has the willingness and capacity to redevelop the Fire Station 
in line with the current consents in the shortest possible time. 

4. Confirm that the Council remains willing to enter into immediate discussions to 
acquire the building for market value to enable the crucial objective of 
preserving the building and maintaining regeneration momentum to be 
achieved. The Council would then facilitate the development of the building in 
the shortest possible time. 

5. Request that the Chief Executive communicates the above resolutions to the 
owner and brings a report to the next meeting of the Executive, which if 
necessary explores all the available options to achieve the Council’s 
regeneration objectives. 

 
 
 
Wards Affected: 
 
All wards with particular implications for City Centre 
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Community Strategy Spine Summary of the contribution to the strategy 

Performance of the economy of 
the region and sub region 

Redevelopment of the Fire Station will result in an 
improved hotel offer and support the growth of the 
tourist economy. 

Reaching full potential in 
education and employment 

Redevelopment of the Fire Station will generate 
new employment opportunities 

Individual and collective self 
esteem – mutual respect 

Redevelopment of the Fire Station in this key 
location will improve visitor and resident 
impressions of the city 

Neighbourhoods of Choice Redevelopment of the Fire Station will improve the 
Whitworth Street Conservation Area as a place to 
live, work and visit. 

 
Full details are in the body of the report, along w ith any implications for: 
 

• Equal Opportunities Policy 
• Risk Management 
• Legal Considerations 

 
 
Financial Consequences – Revenue and Capital 
 
There are no revenue or capital consequences as a result of this report 
 
 
Contact Officers: 
 
Name: Sir Howard Bernstein  Name: Helen Jones 
Position: Chief Executive Position: Head of Corporate Property and 

Strategic Development 
Telephone: 234 3006   Telephone: 234 3701 
E-mail: h.bernstein@manchester.gov.uk E-mail: h.jones4@manchester.gov.uk 

 
Name: Celia Tierney 
Position: Group Head, Physical Infrastructure Team, 
City Solicitor’s Division 
Telephone 234 3094 
Email: c.tierney@manchester.gov.uk 
 
Name: Dave Roscoe   Name: Pat Bartoli 
Position: City Centre Planning  Position: City Centre Regeneration 
Telephone: 234 3457    Telephone: 234 3329 
Email:  d.roscoe@manchester.gov.uk E-mail: p.bartoli@manchester.gov.uk   
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Background documents (available for public inspecti on): 
 
The following documents disclose important facts on which the report is based and 
have been relied upon in preparing the report.  Copies of the background documents 
are available up to 4 years after the date of the meeting.  If you would like a copy 
please contact one of the contact officers above. 
 

• Inspector’s Report dated 28th November 2011 
 

• Letter from Alex Langsam dated 9th June 2011 
 

• Timetable for redevelopment of the Fire Station by Britannia Appendix 2 
Statement of Micheal Owen Paul of McBains Cooper dated 21st March 2011 

 
• Report to Executive 15th February 2006 London Road Fire Station 

 
• Report to Executive 26th July 2006 London Road Fire Station 

 
• Report to Executive 22nd November 2006 London Road Fire Station 

 
• Report to Executive 27th May 2009 London Road Fire Station 

 
• Report to Executive 16th December 2009 Proposed City of Manchester 

(Former London Road Fire Station) CPO 2010  
 

• Report to and decision of Chief Executive dated 28th and 29th July 2010 
 

• Report to Planning and Highways Committee 16th September 2010 
 

• Report to Executive Report 13th July 2011 
 

• Report to Executive 30th January 2012 and Resource Governance Overview 
and Scrutiny Committee of 9th February 2012 

 
• Resolution of Resource Governance Overview and Scrutiny Committee 9th 

February 2012 
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1. Introduction and summary of recent developments 
 
1.1 The Chief Executive reported to the Executive on 30th January 2012 the 

outcome of the public inquiry into the Council’s CPO of London Road Fire 
Station. 

 
1.2 The Council’s case for confirmation of the Order included the following: 
 

1.2.1 the Council was not satisfied that the owner would implement the 
current planning and listed building consent promptly or at all. 

 
1.2.2 redevelopment of the building in accordance with the current consents 

would bring about regeneration by creating employment in the building 
and improving its appearance, would safeguard the long term future of 
the building and would maintain the momentum of the regeneration of 
the Piccadilly area of the City Centre; and  

 
1.2.3 if the owner would enter a contractual commitment to redevelop the 

building, there would be no need to deprive him of ownership. 
 
1.3 . The Inspector concluded that “redevelopment of the London Road Fire Station 

with the regeneration benefits would be more likely to come forward under 
Britannia’s auspices than the Council’s”. 

 
1.4 The report to Executive on 30th January 2012 noted a letter from Alex 

Langsam (owner of Britannia Hotels) to the Inspector which guaranteed that 
he would personally fund the implementation of the planning permission and 
listed building consent which are currently in place permitting a sensitive 
conversion of the building into a 4* or equivalent hotel. 

 
1.5  On 19th December 2011 the Chief Executive wrote to Mr Langsam confirming 

the Council’s commitment to constructive working with Britannia to deliver 
redevelopment of the Fire Station and suggesting a meeting to take matters 
forward. On 4th January 2012 Britannia Hotels replied to say that Mr Langsam 
was on holiday. No further contact with the Council has been made by 
Britannia despite letters from the Planning Service on 16th January 2012 and 
the Head of Corporate Property on 10th February 2012, inviting joint working to 
take matters forward.  

 
1.6 On 17th February, English Heritage received a letter from Britannia Hotels 

which is attached at Appendix A. The letter dated 8th February, seeks to open 
a discussion about a proposal for a 15 storey glass extension to the Fire 
Station rising from the triangular courtyard of the building that they had 
proposed some years earlier. Further it states that delivery of the current 
planning permission and listed building consent is not “sustainable either in 
the current climate or in the foreseeable future”. 

 
1.7 English Heritage have replied that the alternative proposal remains 

unacceptable and has urged the owner to honour the commitment which was 
made to the Inquiry. A copy of the reply is attached as Appendix B. 
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1.8 The Chief Executive would make the following points: 

• The recent developments reinforce the reasons why the Council has had 
little or no confidence that Britannia Hotels have a genuine intention to 
implement the current consents 

• That the commitment given to the public inquiry fell short of what is 
required in the best interests of Manchester and should have been 
contractually binding 

• The letter at Appendix A underlines the inconsistency between evidence 
adduced at the Inquiry by Britannia and their current position. The Council 
argued that the current consents were only sought because Britannia 
wanted to avoid a CPO. Britannia had indicated at the Inquiry that the 
applications were made willingly. The letter at Appendix A confirms that 
Britannia felt “forced” to submit the applications. 

 
2.0 Costs of the Inquiry 
 
2.1 Britannia Hotels have applied to the Secretary of State for an order that the 

Council should pay their full costs of the CPO inquiry.  On 13th January 2012 
the City Solicitor wrote to request that no such order should be made given the 
exceptional circumstances of the case.  

 
2.2 On 27th January 2012 Britannia Hotels replied to the Council’s representation 

on costs in a letter which asserts that the Council caused uncertainty in the 
delivery of the current planning and listed building consent by making the 
CPO. Britannia asserted that it objected to the CPO because “As landowner, 
Britannia should be allowed to proceed with its redevelopment which to date 
had been frustrated by the uncertainty generated by the CPO” 

 
2.3 The Chief Executive has informed the Secretary of State of Britannia’s 

approach to English Heritage and asked that it be taken into account in the 
decision as to whether the Council should pay costs. 

 
3.0 Next steps 
 
3.1 It is disappointing that notwithstanding the rejection of the Council’s case for a 

CPO it has taken only a few weeks for Britannia to assert that the scheme 
which Alex Langsam intended to fund in June 2011 is now “unsustainable”. 
The regeneration priorities of the City demand however that every effort 
continues to be made to persuade Britannia to honour the commitment made 
at the Inquiry, execute with all speed the consents which have been granted 
and to work constructively with officers and English Heritage to ensure this 
requirement is met. Britannia should be encouraged to review its position 
without delay and if this proves not to be possible, they should be encouraged 
to recognise that the interests of Manchester demand that the building is sold 
to new owners which have the necessary commitment and capacity to 
implement the granted consents in the shortest possible time. The Council 
should also re-affirm its commitment to enter immediate discussions to acquire 
the building at market value. An independent surveyor could be appointed to 
determine value if terms cannot be agreed. The Council would ensure that 
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redevelopment and the long term protection of this important heritage asset 
can be achieved. 

 
3.2 The Chief Executive and City Solicitor will report back to the Executive at its 

next meeting with the response if any from Britannia and the options available 
to the Council to deliver its objectives. 

 
3.3 Detailed recommendations appear at the front of this report. 
 
4.0 Contributing to the Community Strategy  
 
(a)  Performance of the economy of the region and s ub region 
 

Redevelopment of the Fire Station will result in an improved hotel offer and 
support the growth of the tourist economy. 

 
(b)  Reaching full potential in education and emplo yment 
 

Redevelopment of the Fire Station will generate new employment 
opportunities 

 
(c)  Individual and collective self esteem – mutual  respect 
 

Redevelopment of the Fire Station in this key location will improve visitor and 
resident impressions of the city 

 
(d)  Neighbourhoods of Choice 
 

Redevelopment of the Fire Station will improve the Whitworth Street 
Conservation Area as a place to live, work and visit. 

 
5.0 Key Policies and Considerations 
 
(a)  Equal Opportunities 
 

Not applicable 
 
(b)  Risk Management 
 

Progress of redevelopment by the owner of the Fire Station will be monitored 
and the Council will work to ensure a positive outcome and reduce the risk of 
further neglect and decay. 

 
(c)  Legal Considerations 

 
Not applicable 

 
Appendices: 
Appendix A - Letter of 8th February 2012 from Britannia Hotels to English Heritage 
Appendix B - Letter of 22nd February 2012 from English Heritage to Britannia Hotels 
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NORTH WEST  
 
 
Mr Robert Ferrari     Direct Dial: 0161 242 1407 
Financial Director 
Britannia Hotels 
Halecroft  
253 Hale Road     
Hale      Cheshire      WA15 8RE   22 February 2012   
 
Dear Mr Ferrari 
 
London Road Fire Station, ManchesterLondon Road Fire Station, ManchesterLondon Road Fire Station, ManchesterLondon Road Fire Station, Manchester    
 

Thank you for your letter of 8 February 2012, which I received on 17 February. 
 
I am surprised and disappointed by the suggestion that you wish to revert to discussions 
about a scheme for the reuse of the Fire Station that was superseded by the proposals 
for which you have listed building consent and planning permission. 
 
Since the pre application discussions to which you refer took place, you have produced 
a conservation management plan for the property. It was on this basis that, with our 
advice and support, you developed a scheme which involves minimum intervention with 
historic fabric. In our evidence to the CPO inquiry we made it clear why we felt this 
was the best approach to take, and why the incorporation of a taller, new build element 
within the courtyard would harm the historic and architectural significance of the Fire 
Station. With the greater understanding of the historic and architectural significance of 
the building gained since 2009, it is clear that minimum intervention with the historic 
fabric is the appropriate way forward and not the type of scheme that was discussed in 
a very preliminary way three years ago  and which raises serious concerns. 
 
There was a very clear commitment given by Britannia Hotels to the CPO inquiry that 
you would take forward the consented scheme. In particular Mr Alexander Langsam 
wrote to the Inspector on 9 June 2011 and said “I can guarantee to the Inspector and 
the Secretary of State that I will fund BCL to ensure that, in the event that the CPO is 
not confirmed, the planning permission and listed building consent granted in respect of 
the London Road Fire Station are implemented as soon as reasonably possible.” This 
statement was taken into account by the Inspector and the Secretary of State in 
reaching the decision not to confirm the CPO. 
 
I believe it is important that such a clear and influential commitment should be 
honoured and I would therefore ask you to implement the consents you have in line 
with Mr Langsam’s guarantee. Should this not be possible, English Heritage will need to 
advise Manchester City Council of our very serious concern over a situation in which 
the Fire Station remains at risk, and where the type of scheme you now wish to 
propose is likely to cause a substantial level of harm to its historic and architectural 
significance. 
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I am sorry to write in such blunt terms, but I am sure you will understand English 
Heritage’s intense frustration that, having worked with you constructively to assist in the 
development of the consented scheme, we now find that you may not be able to 
deliver it, despite your guarantee to the Inspector and the Secretary of State. 
 
Yours sincerely 
 

 
Henry Owen-John 
Planning Director, North West 
 
 
 
cc: Sir Howard Bernstein, Manchester City Council 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

SUITES 3.3 AND 3.4 CANADA HOUSE  3 CHEPSTOW STREET  MANCHESTER M1 5FW 

Telephone 0161 242 1400  Facsimile 0161 242 1401 
www.english-heritage.org.uk 

Please note that English Heritage operates an access to information policy. 
Correspondence or information which you send us may therefore become publicly available 
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