
 

 
 

Report to: Place and Economic Development Committee, 23rd January 2023 
 

Report of: Head of Property and Asset Management 
 

 
Subject: REGENERATION OF SHRUB HILL 

 
1. Recommendation 

 

That the Place and Economic Development Committee: 
 

1.1 Ratifies the initial objectives for the Shrub Hill regeneration programme as 
set out in this report at paragraph 2.14; 

 
1.2 Notes the progress in various workstreams to date and the next steps to be 

taken; 

 
1.3 Delegates authority to the Corporate Director - Finance and Resources and 

Corporate Director - Planning and Governance, in consultation with the 
Chair and Vice Chair of the Committee, to enter into a Collaboration 
Agreement with the County Council and agree the governance 

arrangements for oversight of the regeneration programme as set out in 
this report; 

 
1.4 Subject to the confirmation of appropriate funding and resource, authorises 

officers to engage landowners, occupiers and stakeholders in the 

development of a regeneration framework for Shrub Hill through the 
preparation of a Supplementary Planning Document; and 

1.5 Recommends to Policy and Resources Committee consideration of the 
making of Compulsory Purchase Order, all pursuant to section 226(1) of the 
Town and Country Planning Act 1990 and section 13 of the Local 

Government (Miscellaneous Provisions) Act 1976 and all other enabling 
powers to secure the necessary interests and rights in land that are not 

already owned by the Council and that are required to implement a new 
pedestrian link from the Canal to Pheasant Street, Worcester.  
 

2. Background 
 

Planning 
 

2.1 Shrub Hill is identified in the South Worcestershire Development Plan as an 

Opportunity Zone for employment led mixed use development. 

2.2 The Shrub Hill area falls across two of the quarters identified in Worcester’s City 

Centre Master Plan 2019, the Canalside Quarter and Shrub Hill Quarter. The 
untapped potential of the Shrub Hill area is recognised, with potential for this 
‘quarter’ to evolve as “a new high-quality office area with employment-led mixed use 



 

development incorporating new parking, transport interchange, and the creation of 
an exciting new plaza at Shrub Hill Station to provide a beautiful arrival gateway that 

reflects the city’s offer and its inherent quality”. 

2.3 Key aspirations for the Shrub Hill Quarter in the Master Plan include: 

 The provision of a new ‘gateway plaza’ in from of Shrub Hill Station (requiring 

the removal of Elgar House) 
 Mixed use development in the areas to the west and east of the station (the 

Sheriff Street area) 
 Enhanced public realm and permeability across the area, transforming sense 

of place and connectivity to the city centre.  

The importance of the Shrub Hill Quarter is highlighted by the fact that, covering 
19.7 hectares, it is the largest ‘opportunity zone’ identified in the South 

Worcestershire Development Plan. The Plan states the potential for significant 
amount of new or refurbished commercial office space and housing, accommodating 

development too large for the city centre – “a mixed use development focused 
around a new canal basin creating a new neighbourhood in the city”. Capacity is 
identified in the plan for in the region of 750 new homes, pedestrian led with 

neighbourhood leisure, retail outlets and community uses. 

Station Master Plan 

2.4 The Shrub Hill Station Masterplan (prepared for Worcestershire County Council in 
2017) aims to support economic growth within Worcester, through the creation of a 
high-quality, fully accessible railway station that acts as a vibrant and modern 

gateway into the City. The Network Rail Long Term Planning Process (LTPP) expects 
that demand through the station will double by 2043/44. The train service 

enhancements proposed under the County Council’s Rail Investment Strategy aim to 
stimulate a step change in patronage through the introduction of direct, regular and 
fast services to the key economies of London, Oxford, Thames Valley and Bristol. 

This new rail-based connectivity specific to Shrub Hill is forecast to generate 
£40.75m of new Gross Value Added (GVA) p.a.  

 
2.5 The masterplan outlines 2 strategic options, tailored to work around the issues 

presented by the two existing buildings located within the station forecourt; the 

single storey building currently occupied by an NHS technical services department 
and Elgar House. It supposes that both buildings are demolished. These options take 

into account the existing Network Rail ‘Access for All’ proposals to create a new, fully 
accessible route between the platforms using the existing parcels bridge. Also key to 
the Masterplan is provision of fully accessible access, compliant with the Equality Act 

2010, between the lower portion of the station forecourt and the station entrance); 
wherever possible, the refurbished elements of the station would also be brought up 

to modern standards. 
 
Shrub Hill Industrial Estate 

 
2.6 The County Council purchased the Shrub Hill Industrial Estate from St Modwens in 

2021.  In total, the Industrial Estate provides around 274,000 sq ft of space – largely 
configured as small and medium sized light industrial and workshop units. Around 
one third of the space is vacant, with one building (Isaac Maddox House) accounting 

for around a third of this). SHIE maintains a reasonable basis of economic activity 
with 75% occupancy (over 60 tenants), noting some units are being held vacant due 



 

to proposed redevelopment such as Isaac Maddox House. While the tenant base is 
diverse with a mix of sector and activities, it is generally low value and low intensity 

in nature – with ‘urban service’ and industrial focused activities dominating (e.g. 
motor trades and services, construction and manufacturing).  A number of the 
buildings, including the Grade 2 Listed Engine Works, have significant heritage value 

but the general condition of the building stock is poor and significant investment is 
required. 

 
Collaboration with the County Council 
 

2.7 Plan 1 in the Appendix shows the current extent of the County Council’s property 
interests in the regeneration area. 

 
2.8 In 2021, the County Council received funding through the LEP under the GBF Getting 

Building Fund to develop a regeneration strategy for the 14 hectares identified by 
the extent of the red line on Plans 2 & 3 in the Appendix anchored by the Industrial 
Estate. Working in collaboration with the City Council under a Memorandum of 

Understanding, consultants were commissioned to explore the constraints and 
opportunities for regeneration and investment in the area consistent with City Centre 

Master Plan objectives. 
 
External Funding 

 
2.9 The two Councils have already pursued a number of funding initiatives in support of 

the programme, when opportunities have arisen. 
 
2.10 The City Council has been awarded £10m of Towns Fund to deliver specified 

outcomes and outputs supporting early phases of the regeneration.  These are 
focussed on the “Lower Yard”, between Isaac Maddox House and the Canal.  Funding 

has provided for the refurbishment of Isaac Maddox House as an Enterprise Centre 
and for the enhancement of public realm including the provision of a new footway 
link between the Canal and Pheasant Street and the City is working with the County 

on the development of these projects.  The following outcomes are due to be 
delivered under the business case accepted by the Department of Levelling Up, 

Housing and Communities (DLUHC):- 
 
Outputs 

 
● Deliver 100 new homes. 

● Deliver 4,922m² of high-quality business space.  
● Unlock 1.55ha of remediated land (including public realm) by 2027. 
● Deliver 2,000m² of new and upgraded walking and cycling infrastructure and 

upgraded public space.  
● 90 new car parking spaces to support commercial and residential uses on site. 

 
The anticipated outcomes for the Shrub Hill Regeneration project are as follows:  
 

Outcomes 
● Creating 400 new jobs. ● Creating flexible office space 

 
 



 

2.11 The County Council has been awarded £0.985m of Brownfield Land Remediation 
Fund BFLR for the preparation of a canalside housing development plot through 

demolition and site remediation. 
 

2.12 The City Council is waiting to hear the outcome of its £8m Levelling Up Fund (LUF) 

bid for a first phase of refurbishment of the Grade 2 Listed Engine Works.  The 
County Council submitted a £20m bid for LUF funds the first phase improvement of 

the railway station and its approaches & concourse. 
 
 

Neighbouring regeneration 

Adjacent development proposals also shape the potential of the area. For example, 
Sherriff’s Gate is an urban renewal and regeneration scheme in 4 phases for mixed 

use development, the first phase of which is under construction. The development 
proposals include a 200 bed hotel, 468 residential apartments, c4,000 sqm Leisure, 

c3,600 sqm of Retail, c1,000 sqm of Café/ Bar use, c1,750sqm of B1 Office and a 
675 space multi storey car park.  
 

Programme and objectives 
 

2.13 Shrub Hill has the potential over the next 15 years to evolve, transitioning from 
service and industrial activities to more professional, creative and leisure activities 

supported by a strong amenity offer and new high quality public realm. The Quarter 
will also become increasingly more mixed in terms of uses, with new homes 
complementing the established and improving employment character of Shrub Hill. 

Details of the potential employment profile of businesses and the housing offer are 
yet to be established in any detail and will be the subject of further appraisal work 

and review by both Councils through their programme governance arrangements. 
 

2.14 Six long-term place ‘foundations’ have been identified in the work undertaken to 

date by County and City to shape the purpose of development and help to establish 
‘the place’ over the coming decades. These should be viewed as the initial objectives 

of the programme at this stage and can be further refined through future phases of 
work:  

 

• Connected: Shrub Hill will be a welcoming and integrated station gateway which 
Worcester is proud of, and which connects the city’s neighbourhoods and 

communities. Transformed and modernised rail services will bring Worcester closer 
to the nation and underpin regeneration and investment across the City. 

 

• Distinctive: Shrub Hill will accommodate a highly distinctive mix of spaces, uses 
and experiences, which build on the area’s unique industrial heritage and assets, and 

which excite new and existing audiences.  
 
• Productive: Shrub Hill will become a recognised and dense hub of employment and 

enterprise: a networked business ecosystem, which provides a home for socially & 
environmentally minded companies and institutions. 

 
• Sustainable: Shrub Hill will provide a resilient, adaptive, and high-quality 
environment, built for future generations and setting the benchmark for a smart and 

zero carbon city. 



 

 
• Inclusive: Shrub Hill will be home to a happy, healthy, and prosperous community; 

where well-being is prioritised, opportunity is created, and participation is enabled. 
 
• Innovative: Shrub Hill will be a testbed for new ideas and approaches, where 

technological, environmental, economic and social innovation is actively encouraged. 
 

3. Preferred Option  
 

Collaboration Agreement 

 
3.1 The potential of Shrub Hill to deliver new quality employment space and homes 

needs to be realised by public sector agencies working in partnership.  As detailed in 
the previous section, there has been some success so far in obtaining funding to 

overcome viability issues and securing control of significant areas through asset 
purchase.  However, the arrangements between City and County need to be 
formalised to give the private sector confidence to invest and to evidence a delivery 

strategy to external funding bodies. 

3.2 It is recommended that the two Councils enter into a Collaboration Agreement which 

will set out that objectives will be jointly agreed as well as how the parties will work 
together and how the programme is to be governed.  The key points of the 
Agreement are as follows: 

 Formalisation of programme governance arrangements including the terms of 
reference for the Member-led “Steering Committee” and the officer-led 

Programme Board and workstreams that support it; 
 Commitment to the programme objectives and the development of a business 

plan/delivery plan to translate the objectives into measurable actions and 

outcomes; 
 Process for ensuring programme objectives remain aligned to the needs of 

both Councils and their corporate priorities; 
 Commitments to joint working over property matters specifically but also 

programme activities generally (eg commissioning of consultants, negotiations 

with third parties, communications and publicity strategy etc); 
 Confirmation of how detailed and legally binding agreements will supplement 

the overarching approach of a Collaboration Agreement; 
 Mechanisms for reaching decisions and resolving disputes. 

3.3 Underneath this Agreement, there will be a need for separate and legally binding 

Funding Agreements which will set out respective roles in delivering specific 
workstreams (eg for public realm, the refurbishment of Isaac Maddox House, the 

refurbishment of the Engine Works) and ownership of risk and reward, and taking 
account of the obligations flowing from external funding sources. 

Governance 

3.4 The existing terms of reference between the City and County Council provide for 
oversight of the programme by a Steering Group comprised of Members from both 

authorities and this will be formalised in the proposed Collaboration Agreement.  It is 
recognised that decisions of the Steering Group are not binding on either Council’s 
decision-making processes under their respective Constitutions. 



 

3.5 Early phases of the regeneration programme are being funded by Towns Fund and 
this Committee will have oversight of progress, with decisions of significant financial 

commitment being taken by the Policy and Resources Committee. 

3.6 Regular updates will be provided to the City Council’s Major Programme Member 
Reference Group. 

Delivery 

3.7 Project teams consisting of officers from both authorities are working on the delivery 

of the initial workstreams around public realm, Towns Fund and the redevelopment 
of the Lower Yard.  Some outcomes are dependent on the private development 
sector.  The Councils will shortly undertake market testing to gauge the interest from 

parties in the regeneration and development sector willing to take on a long-term 
lead developer role supporting the partners.  This will be the subject of further 

reporting to members. 

Master planning 

3.8 Through the Getting Britain Building fund, the LEP has funded the preparation of a 
“Spatial Blueprint” for the proposed Shrub Hill Regeneration Programme area as 
identified by Plans 2 and 3 in the Appendix.  This investigated the opportunities and 

constraints and indicated the potential development capacity for new employment 
space and homes whilst retaining the character of the area’s industrial heritage.  It 

proposes the siting of new open space, opening up the canal and providing better 
connectivity to the town centre.  The proposed scale of development maximises the 
benefits of an improved railway station and greater rail connectivity, as well as 

providing the justification for this public investment. 

3.9 Landowners, businesses within the area and other stakeholders now need to be 

involved and consulted on a proposed land use framework and the long-term 
objectives for the area.  This would provide a more granular picture than the high-
level propositions in the City Centre Master Plan.  It would create investor confidence 

and support future funding applications as well as protecting the Councils’ ability to 
expect a high quality of development that conformed to an agreed vision for the 

area. 

3.10 The Councils believe that it is appropriate to undertake this work through the 
preparation of a Supplementary Planning Document Plan (SPD), the finalised version 

of which would be adopted by the City Council and become part of the statutory 
Local Development Framework.  The process would involve Member and local 

stakeholder workshop engagement and public consultation prior to adoption. 

3.11 This would likely to be a minimum of a 12-month process and require the input of 
planning teams supported by other officers and external consultants.  It is 

recommended that the final decision is taken once it is known whether a lead 
developer sharing the Councils’ objectives would contribute to this  process. 

Compulsory Purchase Order 

3.12 A key part of the early phase of regeneration is improving the connectivity between 
the railway station and the town centre.  As stated above, an element of the Towns 

Fund grant is for creating new public realm, in particular the provision of a new 
length of footway between the canal bridge at the western end of Cromwell Street 



 

and Pheasant Street which would provide direct connectivity between the railway 
station and into the St Martins Quarter and  town centre beyond instead of being 

diverted northwards along Padmore Street into Lowesmoor. 

3.13 A concept design has been prepared for a 5 metre wide paved route from the canal 
to Pheasant Street and the widening of the existing highway footway to the pelican 

crossing and a planning application will shortly be submitted.  It is intended that the 
route will be adopted by the County Council as public highway on completion. 

3.14 Implementation of the new route will require the acquisition of land and rights from 
a number of owners including the Diageo pension fund which owns the Retail Park 
and First Bus Group which owns the bus depot.  There is also land in unknown 

ownership. 

3.15 There has been some initial contact with landowners and formal negotiations will 

start once the full extent of land acquisition has been confirmed through the design 
process underway.  However, to be certain of the delivery of this key project within 

Towns Fund timescales, it is recommended that the Council also promotes a 
Compulsory Purchase Order (CPO) in parallel to negotiations.  External legal support 
has been procured and land referencing, i.e. the identification of all parties with an 

interest in land affected, has begun.     

3.16 It is intended to seek authority to make a CPO under section 226(1) of the Town and 

Country Planning Act 1990  at Policy and Resources Committee in May 2023 and 
members will be fully advised of the programme, financial implications, risks and 
issues at that meeting. 

4. Alternative Options Considered 
 

4.1 The Council could decide to take a less proactive position.  However, the various 
constraints to comprehensive regeneration are unlikely to be overcome without full  
public sector engagement and external funding. 

4.2 Without the availability and intention to use compulsory purchase powers, there is a 
high risk that the new public realm to serve Shrub Hill cannot be created. 

5. Implications 
 
5.1 Financial and Budgetary Implications 

 
The Council has been successful in being awarded £10m of Towns Fund grant to fund 

specific projects with defined outputs and outcomes.  The City Council has not made 
any other provision in its capital programme.  Where the Council is directly 
responsible for delivery, financial risk will be managed through thorough 

investigation of estimated project cost, risk and provision of appropriate contingency.  
Where other parties, including the County Council, are responsible for delivery, the 

Funding Agreement will make provision for action to be taken in the event of 
forecast cost overruns. 
 

  



 

5.2 Legal and Governance Implications 
 

Arrangements for governance are detailed above.  Full legal support will be provided, 
to be procured externally where required. 
 

As a significant programme of regeneration activity, there will clearly be a number of 
governance implications arising and decisions required from the Council at various 

stages. These will be progressed through the Council’s formal governance 
arrangements supplemented by informal briefings and the appropriate level of 
professional and expert advice. 

 
5.3 Risk Implications 

 
There are no risks per se in entering into a Collaboration Agreement with the County 

Council.  Any risk implications for progressing a Supplementary Planning Document 
and/or a Compulsory Purchase Order will be highlighted when decisions on those 
matters are to be taken.  

 
A risk register for the overall programme will be prepared and shared with Members, 

as well as project/workstream level risk registers in due course. 
 

5.4 Corporate/Policy Implications 

 
Plans for Shrub Hill are set out in City Centre Master Plan and SWDP (and the SWDP 

review).  The Regeneration objectives for Shrub Hill encompass all 5 of the City Plan 
2022-27 themes of Stronger Connected Communities, a Prosperous City, a Healthy 
and Active Cit, a Heritage City with a 21st century culture and Enhancing and 

sustaining our beautiful city for future generations. 
 

The City Council’s Sustainability Strategy will also guide the City Council’s 
contribution to the programme and similarly the City Council shortly anticipates 
adopting a new Enabling Affording Housing Strategy will also be influential on this 

programme. 
 

This is in addition to the Local Planning Policy context for development in the city, 
and any future Supplementary Planning Document that might be produced, as 
referenced in this report. 

 
5.5 Equality Implications 

 
A regeneration programme for Shrub Hill will have consequences for land use change 
and possible disruption and displacement of existing businesses in the area.  A full 

equalities impact assessment will be undertaken as part of the development of a 
Supplementary Planning Document and at further decision points in the programme 

as appropriate. 
 

5.6 Human Resources Implications 

 
None 

 
5.7 Health and Safety Implications 

 
None 



 

5.8     Social, Environmental and Economic Implications 

The regeneration of Shrub Hill will have significant social, environmental and 

economic benefits. The more detailed implications will be assessed as part of the 
decision making process for individual workstreams. 

 
 

 
 
Ward(s):   Cathedral 

Contact Officer: Kevin Moore 07763 573619 
kevin.moore@worcester.gov.uk 

Background Papers: none  
 

 

 

  



 

APPENDIX 

 



 

 

Plans 2 & 3 Shrub Hill Regeneration Programme site boundary 

  



 

Plan 1 Worcestershire County Council ownership shown coloured purple 

 

New pedestrian link concept design 


