Meeting of Canning & Clyde Road Residents Association with Arrowcroft

Tuesday 19 September 2006
MAIN POINTS

Present:

Steve Collins, Gordon Thompson, Anne Bridge

(Canning & Clyde Road Residents Association) 

Daniel Carter (Development Director) and three others

(Arrowcroft)

DC: The London Plan – to promote London’s status as a world city. London reknowned for creative and intellectual interests. London Plan identifies Canary Wharf and Croydon Town Centre as two opportunity areas.

Trend towards mixed development.

Croydon Council admits Croydon has image problem and has been working for years on how external perception can be changed. Its advantages are its position and transport infrastructure. Croydon is the place of the future. Manchester and Birmingham show what can be done.

SC: Changing external image of Croydon not helped by ‘café culture’ which has turned Central Croydon especially at a weekend into a no go area. How would adding 12,500 people to that change the image?

DC: Proven body of experience in USA where downtown deprivation led to donut effect where businesses and people move out to suburbs. Body of experience that an arena development reverses that. Has brought mixed use development including residential. Good eg Staples Centre in Los Angeles.

SC: We’ve seen no feasibility study for arena scheme. Whatever happens at Gateway site will change Croydon for a very long time. How will people travel when arriving in a pulse of one to two hours before an event? What are the economics of the arena? Residents already speaking of it as a Dome.

DC: Arrowcroft has held most extensive discussions with Transport for London (TfL). TfL have not raised this as an issue.

SC: One of the reasons the Arrowcroft scheme was called in was because of transportation.

DC: Was called in because Andrew Pelling wrote a fairly mild letter. Standard procedure to be called if an MP writes.

DC: GLA, of which TfL is an arm, have written a most supportive planning report.

AB: Which date report are you referring to?

DC: Couldn’t remember. Will let us know.

SC: With a pulse of 12,500 people you would need around 31 extra trains. There is not the line capacity. There is not the road capacity or parking.

DC: About 10,000 parking spaces in multistorey car parks in Croydon. Onsite 1,286 car parking spaces of which 416 for apartment dwellers.

TfL do massively discriminate about vehicular use.

SC: Does 10,000 include on street parking spaces? Hard to believe that number of off street spaces.

DC: Yes.

DC: London Plan calls for Croydon to become another Canary Wharf. Phillip Goodwin tells a story – when speaking to an architect and asked maximum building height, PG said there was no height limit. Over time London Plan will lead to greater density of development and mixed use. Therefore this is not purely an Arrowcroft issue – is wider.

Appreciates we live close by. Last thing want is people cruising up and down making a nuisance. Croydon’s position as relayed is that it will look at any refinement of car parking arrangements.

SC: That will upset us. What happened in Central Croydon Parking Zone – very expensive to park outside own front door. Don’t want to see this ferocious parking scheme imposed on our area.

DC: Not an Arrowcroft issue – wider issue.

SC: 12,500 people will exacerbate traffic already heavy.

DC: Council will do anything it can to protect interests as residents. Council does listen to me and will certainly listen to you. I would be happy to facilitate but it’s a Council issue.

SC: We have asked the Council for a Transport Plan and been fobbed off. Not forthcoming.

DC: Sorry. The Transport Plan is there. Are arrangements in place that would obligate that all advertising and tickets have public transport emphasis. Not sure what Arrowcroft can give you. Wonder if it would be possible to prepare a note.

Other Arrowcroft Rep (X): Strength of Gateway site is it’s on a crossroads.

DC: Arrowcroft used consultants. You would not be able to understand their transport analysis. Need something in the written word to make transport consultants’ work more comprehensible. 

GT: Need chapter and verse on transport.

SC: Local road system not geared to an arena. Little can be done about it. Already gridlock if something breaks down.

AB: Could you give us a copy of the Transport Plan?

DC: Transport analysts report is mumbo jumbo. Full of computer figures. You would not understand it.

AB: Did you give the previous Council administration this and they understood it?

DC: Council gave it to their consultants who produced a report. Copy should be in copy of committee papers.

X: Will chase Council for us for their transport report.

SC: How many events a week needed for arena to be viable and at what capacity?

DC: Must define what mean by an event. On average, arena will be viable at around 100 events per annum. Would define an event as something for which tickets publicly available. 

Other events – community type events around the concourse. Concourse would function like an enormous hotel lobby – indoor environment with cafes etc. No pubs.

Also quite a lot of business events – private by nature. Meetings, conferences eg AGMs. Flexibility of arena to support business conferences. 

SC: Is there room for three arenas in London: Wembley, Dome and Croydon?

DC: London is music capital of world. If someone comes to London and can sell themselves, can make it globally. Music promoters, Clear Channel, now called Live Nation (LN), control 70% of world music. LN say Croydon will be the best.

Wembley 1928, being refurbished but by modern standards extremely poor – large majority of views restricted, accoustics not good, catering appalling. Dome similar in concept to Croydon but twice the size – weeds growing out of pavement, will take number of years for it to take off, capacity of Jubilee line very restricted.

In music business artists will only play if promoter will guarantee all seats can be sold. Promoter wants capacity but not too big. If tickets go well, will expand to second or third night. What I’m saying is Croydon arena most commercially viable.

SC: Are you suggesting 100 events per annum likely to be music events?

DC: No. Arena will earn its money through music but will have other events.

SC: Very few events other than music attract capacity crowd apart from a motor show.

DC: Not necessarily true. Albert Hall – have seen classic tennis sold out to 5,500 capacity.

DC: 18,000 seat arena in Manchester (going off boil now for other reasons) did have capacity for ice hockey. Could envisage basket ball becoming commercially viable. Extreme sport.

SC: The existence of an arena will not make a sport popular.

DC: Family entertainment.

SC: Families typically come by car.

DC: At two arenas in Europe events they were not expecting have come out of the woodwork eg in Finland, ice hockey has become almost a national sport.

SC: Timescale?

DC: Hope CPO enquiry Spring 2007. By September 2007 Secretary of State will confirm the order. By end 2007 on site.

SC: Planning permission?

DC: Combined planning and CPO enquiry.

GT: Will Stanhope roll over and die?

DC: Think they are beginning to do so. Was expecting them to seek policy review of CMC1. Think didn’t because Council lawyers were very careful how they drafted it and Stanhope knew they wouldn’t win.

SC: Does Arrowcroft have sufficient funds to develop a scheme of this size?

DC: Yes. Around 35 years of experience – never in financial difficulties. Never failed to finance a project. Have received unsolicited approaches from financial companies. Have not taken them up. Need to achieve clarity before advancing. 

SC: Looking at the stuff filed at Companies House, Arrowcroft looks small.

DC: Last time I looked at Stanhope they didn’t own a single property except one leasehold. Schroders own the land on the Gateway site. Stanhope Schroder is a limited partnership.

DC: Arrowcroft will be making major improvements to the station.

SC: Station size not really the issue. It’s to do with line capacity. Already competition between rail operators for track time on the line.

DC: Don’t think that is correct. It is a fact that Southern is quite close to closing the concourse at peak times.

SC: Shows how busy the station is. Not just the concourse. It’s line capacity.

DC: Trains will have to be made longer.

SC: Platforms not long enough and would need to relay the points.

GT: What else will be on the site? Supermarket? Croydon has so many retail outlets anyway. What guarantees are there that additional retail will be viable? To what extent will it subsidise the arena?

DC: A new foodstore in the town centre is a tenet of Vision 2020. Appartment dwellers will buy food there.

GT: People unwilling to go shopping by public transport.

DC: Will operate on a basket shop basis – trend in urban areas for people to shop more frequently in smaller shops eg Tesco Metro.

SC: Are there detailed plans of the scheme? Material and landscaping?

DC: Yes. Will let you have a copy. Also the sister document explaining the station scheme. No grass as that will create mud. Designed by landscape architect, Turkington. 

SC: Warehouse Theatre?

DC: Would welcome Warehouse Theatre as integral element of mixed use project. Council needs to decide what to do with Warehouse. We produced a design of how to accommodate it but it’s a Croydon Council decision because funding channelled through the Council.

SC: Funding from the Council very small. Cut back over years. Some people say the only good thing about Croydon is the Warehouse Theatre.

AB: Was Warehouse involved in the design?

DC: There were lots of meetings and in that respect yes. The Warehouse produced its own concept which they would only show Arrowcroft if we paid them £50,000. We wouldn’t pay.

SC: Arrowcroft has been holding up Color Line arena in Hamburg as a shining example. Color Line is on the outskirts of Hamburg fed by an autobahn, a dedicated railway station and lots of car parking. 

DC: Color Line has 2,000 parking spaces, some of which are about to be given up. If Color Line were here, they would say their arena is vastly inferior to Croydon.

AB: Have they actually said that?

DC: Yes.

SC: Can you give an example of an arena this size in the middle of a town?

DC: MEN Arena in Manchester. 

SC: I remember that. Did they not think very carefully about how to get there?

DC: Was developed over the top of Manchester Victoria Station, not nearly as big as East Croydon.

SC: How do people get there?

DC: Not seen exact figures but am sure it’s a mixture of public and private transport. Manchester plays to a wider conurbation geographically. Know it works OK.

SC: How about the new arena development at Brighton?

DC: Not applied for planning permission yet. Has Council support but long, long way behind Croydon.

DC: There’s another one in Liverpool next to our Albert Dock.

SC: How do you see the Croydon Gateway Arena scheme fitting in with the Fairfield complex?

DC: Play to completely different market.

SC: Could easily create a theatre within the arena scheme.

DC: Fairfield is in need of quite considerable capital investment. Council can either refurbish or redevelop. Is an integral element of our agreement with the Council – if Council wishes to incorporate a new Fairfield Hall, we are obliged to do this. Is in Council hands what they do with their Fairfield Hall.

SC: We went to some lengths to be sent a copy of the contract between Croydon Council and Arrowcroft. In it there was a contractual obligation on Arrowcroft to provide the Council with a viability study and five year strategy. That condition was dropped early summer this year. Why?

DC: So much work had been done that we had gone beyond the need. No longer an issue.

SC: What sort of work? Why was it not then submitted?

DC: A lot of business planning had been done so it was like a tick box – the condition had been met.

GT: Back to Croydon’s assumption that this will succeed.

SC: The burden of proof is upon yourselves.

DC: In the Council’s eyes it’s a test we have passed.
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