
5                                            land use and land take 
1.1                                      INTRODUCTION 

This section considers the impacts resulting from the construction and operation of the 
proposed scheme on current and future land use, and any temporary or permanent 
land take resulting from the construction of the scheme.  An on-site survey of the 
route corridor either side of the alignment has been undertaken in order to assess any 
impacts.  Figure 5.1 illustrates the current land uses and proposed re-development 
sites along the scheme route. 

5.2                                      LAND USE 

5.2.1                                Baseline Conditions 

The scheme alignment lies entirely within the BCC area.  It runs for approximately 
3.2 km from the existing Line 1 where it crosses Henrietta Street north east of Snow 
Hill Station, to Five Ways and the Edgbaston area, terminating on Hagley Road.  A 
full description of the alignment is provided in Section 2.5. 

A description of the existing land uses adjacent to the proposed scheme is provided 
below in Box 5.1. 

Box 0.1           Land Use Along the Proposed City Centre Route 

Baseline Conditions 
Snow Hill Viaduct to Bull Street 

The alignment commences where the existing Line crosses Henrietta Street.  A new stop is located at St 
Chad’s Queensway Circus to the north east of the Snow Hill Station.  The existing tram stop at Snow Hill 
will not be required for the operation of the scheme and will become available for use by heavy rail.  The 
scheme then crosses Great Charles Street Queensway on a new bridge structure, and runs parallel to Snow 
Hill on the edge of land currently used as a temporary surface level car park, on a viaduct.  The site is 
proposed for a mixed use development by Railtrack Developments Ltd and it is intended to integrate the 
alignment to the rear of the site.  The alignment enters onto Colmore Circus Queensway to the north of 1 
Colmore Row.  The alignment then runs along Colmore Circus Queensway between 1 Colmore Row and 
The Weslyan building.  The alignment leaves Colmore Circus Queensway at its junction with Bull Street 
Junction.   
Bull Street to Stephenson Place via Corporation Street 

Bull Street is flanked by office buildings on its north-east side and a mixture of office and retail on its 
south-west side.  Residential properties are also located in this area above retail outlets.  The alignment 
then turns south west into Corporation Street.  The eastern side of Corporation Street has recently been 
redeveloped and the junction of Bull Street and Corporation Street regraded.  Corporation Street is 
characterised by high street chain stores and department stores.  The North Western Arcade and 
Rackham’s department store mark the edge of the Colmore Row Conservation Area.  Both sides of 
Corporation Street are within the Colmore Row Conservation Area from Corporation Street’s junction 
with Union Street.  On the west of the alignment are Grade II Victorian Listed Buildings from 1a to 7 
Corporation Street and 9 to 13 Corporation Street.  On the eastern side of Corporation Street, a relatively 
new development between Union Street and Warwick Street accommodates retail and residential uses.  At 
the junction of New Street with Corporation Street the alignment crosses to the south west into 
Stephenson Place.   



Baseline Conditions 
Stephenson Place to Victoria Square via Stephenson Street and Pinfold Street 

A pedestrian walkway ramp on the east side of Stephenson Place provides access to the Pallasades 
Shopping Centre and New Street Station from this area.  To the east are retail and office uses and 
underneath the walkway there are public conveniences.  On the western side is 128 New Street, a Grade II 
Listed Building accommodating Waterstone’s bookshop.  The alignment then turns west into Stephenson 
Street.  The south side of Stephenson Street is mostly retail uses while on the northern side next door to 
Waterstone’s is the Burlington Hotel, which accommodates space above ground floor retail uses.  Service 
access to the Burlington Arcade is currently provided on Stephenson Street.  The alignment continues 
along Stephenson Street and turns north west onto Pinfold Street.  The block of buildings on the eastern 
side of Pinfold Street, between 80–93 New Street, Pinfold Street and Ethel Street is Grade II listed.  Retail 
uses dominate the ground floor of this block, while the upper floors are office uses.  On the western side 
of Pinfold Street are offices which incorporate a post office.  Victoria House (currently office use), at the 
top of Pinfold Street, is a listed Grade II building.  The alignment leaves Pinfold Street and enters the 
south side of Victoria Square.   
Victoria Square to Broad Street via Paradise Circus Queensway 

The alignment then turns south-west passing the south-eastern elevation of the Town Hall on Paradise 
Street, before crossing into Paradise Circus Queensway.  The Town Hall is a Grade I Listed Building 
currently under refurbishment to enable future use for civic, leisure and conference functions.  At the 
junction of Paradise Street with Paradise Circus Queensway is Queens College   Chambers, a Grade II 
Listed Building which has been converted for residential use.  Beyond Queens College Chambers, the 
alignment leaves the Colmore Row Conservation Area.  On the south side of Paradise Circus Queensway, 
there is ground floor retail/leisure uses with office accommodation on the upper floors.  The alignment 
runs adjacent to Paradise Circus Queensway on a new bridge deck over Suffolk Street Queensway and 
continuing on to Broad Street.  In the centre of Paradise Circus Queensway is Paradise Forum, a 1960s 
enclosed shopping centre with office space above it.  Paradise subway will be infilled.  Easy Row subway 
will be rebuilt and extended and will provide a link to the Arena Central development.  After crossing 
Suffolk Street Queensway, the alignment passes adjacent to the proposed Arena Central development.   
Outline planning permission has been granted for a mixed use development of commerce, leisure and 
residential development (Arena Central).  Alpha Tower, a landmark office block on the site, will be 
retained as part of the redevelopment proposals.  The site also comprises ramps down to the Easy Row 
subway crossing to Fletcher’s Walk.  The corner of Suffolk Street Queensway and Broad Street has been 
protected as part of the proposed Arena Central development.   

Broad Street to Hagley Road via Five Ways 

The alignment turns south-west into Broad Street and continues down this street to Five Ways.  On the 
southern side of the road are buildings with civic and office functions, including the former Central TV 
broadcasting studios, the former Lloyds TSB Bank (Grade II Listed) and the Birmingham Registry 
Office.  With the exception of the Lloyds TSB Bank, these buildings will be demolished as part of the 
Arena Central development.  The ‘Three Engineers’ statue, which is currently located outside the 
Registry Office, will be relocated as a result of the scheme.  BCC are considering alternative locations as 
part of the redevelopment proposals for the Registry Office.   The Mailbox development is located on 
Suffolk Street Queensway Queensway, to the south-east of the alignment as it enters Broad Street.  This 
significant mixed use development comprises residential, retail and leisure uses.  On the northern side, 
Centenary Square is a major public square used to host exhibitions and other public activities.  Centenary 
Square includes two listed buildings, the Hall of Memory and Baskerville House.  The latter has planning 
permission for the change of use from offices to a hotel.  The proposed development will be a four star 
hotel, including a swimming pool and fitness facilities.  Centenary Square is flanked by leisure and 
commercial uses on its north and west frontages, including the Repertory Theatre, International 
Convention Centre and Symphony Hall, respectively.  The International Convention Centre wraps around 
the former Crown Public House (now an Edward’s Public House) onto Broad Street and the 
Brewmaster’s House along the side of the canal, both of which are Grade II Listed Buildings.   
Broad Street is straddled by an enclosed footbridge between the International Convention Centre to the 
north and the Hyatt-Regency Hotel to the south.  The land adjacent to the hotel has recently been 
redeveloped for restaurant uses.  Gas Street Basin runs under retail and office buildings.  266 and 266a to 
271 Broad Street (including the Regency Wharf) and 2 Gas Street are Grade II Listed Buildings.  The 
alignment continues over the Birmingham Canal on Broad Street. 
On the northern side of Broad Street, west of the canal, is the Brindleyplace office and leisure 
development.  This comprises broadcasting studios, offices, leisure and retail.  Adjacent to Broad Street 
there are B1 office and A3 food and drink land uses.  The Brindleyplace development includes three 
Listed Buildings.  On the corner of the development by the Birmingham Canal and Broad Street is the 



Baseline Conditions 
Grade II Brasshouse public house.  Inside the development area is Oozells Street School, now the Ikon 
Gallery and the former Second Church of Christ Scientists, a Grade II Listed Building, which faces onto 
Broad Street.  The southern side of Broad Street is a mixture of hotel, retail (mostly food and drink) and 
office space.  The O’Neills Public House, a Grade II Listed Building, faces the Travelodge Hotel on the 
junction of Granville Street with Broad Street.  On the edge of the Brindleyplace development is the 
Novotel Hotel on the corner of Sheepcote Street and Broad Street.  On the west corner of this junction is a 
vacant area and billboards next door to the ‘Viavai’ restaurant (78 – 79 Broad Street), which is a Listed 
Building.  Adjacent to this is a 3 storey New Orleans restaurant, formerly the Royal Orthopaedic Hospital 
and a Grade II Listed Building.  Offices flank the rest of Broad Street, up to the office block at Five Ways 
roundabout, which includes a Tesco supermarket.  Residential development lies behind the offices 
between Sheepcote Street and Ryland Street.  The southern side, between Granville Street and 
Bishopsgate Street is predominantly food and drink (A3 use) and offices.  The corner of Bishopsgate 
Street and Broad Street has been developed as a multi-screen cinema and A3 retail uses. 
The alignment continues along Broad Street, under the Five Ways roundabout and terminates in front of 
No. 54 Hagley Road.  On the northern side of Hagley Road is an office block, behind which is the former 
Children’s Hospital site.  A mixed use development consisting of a multiplex cinema, other leisure uses, 
retail and residential uses is currently under construction at this site.  To the southern side of Hagley Road 
is Edgbaston Shopping Centre, which is set back from the road beyond a wide paved area and subway 
entrance.  To the west of it is an office block, which has an access off Hagley Road. 

1.2.2                                Major Redevelopment Sites 

There are a number of current and future regeneration sites located along the route of 
the Birmingham City Centre Extension scheme, many of which will benefit from the 
increased transport options provided by the proposal.  The impact of the proposal, and 
its potential achievements in the context of regeneration policies, are examined in 
more detail in Section 6.2.  The redevelopment sites identified comprise the 
following: 

•         Snow Hill surface level car park; 

•         Snow Hill /Ludgate development; 

•         ‘The Strip’ at Snow Hill Queensway; 

•         Colmore Square development; 

•         Martineau Galleries development; 

•         Bull Ring redevelopment; 

•         Arena Central development; 

•         Brindleyplace development; and 

•         Broadway Piazza. 

Table 5.1 below describes the main details of these proposed developments. 

Table 5.1         Major Regeneration Sites Adjacent to the Proposed City 
Centre Route 

Regeneration Site Proposals 



Regeneration Site Proposals 
Snow Hill surface level 
car park 

Currently being marketed for mixed use development.  This has outline 
planning consent and conditions have been attached to the outline planning 
consent to provide a corridor for the Midland Metro alignment and a 
requirement for the developer to fund the provisional stop. 

Snow Hill 
/Ludgate 

An 8 000 square metre mixed use development on Great Charles Street 
Queensway, including offices, homes and a coach station, construction 
expected to have a two year build time.  This site is subject to planning consent 
for the mixed use scheme referred to above (Snow Hill surface level car park).  
It is understood that proposals for the scheme are currently being revised, with 
a revised planning application to be submitted later this year. 

The Strip Proposed mixed-use development, which gained planning consent from BCC in 
2000. 

Colmore Square 
development 

“Colmore Gate” 

A 19 000 square metre flagship office development conversion from the former 
Lewis’ store, partly pre-let and under construction, expected to open fully in 
early 2004.  This major commercial development includes a new public square 
and highway improvements.  The highway works that will facilitate the 
operation of the Birmingham City Centre Extension scheme are now largely 
complete. 

Martineau Galleries A major retail and leisure redevelopment scheme in the heart of the city.  The 
92 985 square metre scheme includes an enhanced public square at the junction 
of High Street and Bull Street together with a network of roads at ground level 
to replace the Masshouse Circus intersection.  Phase I of the development, 
known as Martineau Gardens is now complete.  Phase II is located on a site 
bounded by Moor Street Queensway, Corporation Street, Masshouse Circus 
and Bull Street.  Commencement of the Phase II development is subject to 
reconstruction of Masshouse. 

Bull Ring 
redevelopment Major retail regeneration scheme of 16 2000 square 

metres, with two anchor stores, eight major high 
street stores and 100 retail outlets.  Due for 
completion in 2003. 

Arena Central 
development 

Arena Central comprises a prime 76 0000 square metre development site in 
Birmingham city centre, which has planning consent for approximately 2 
million square feet of mixed use comprising offices, retail, leisure, residential 
and 2,500 car parking spaces.  The residential tower will consist of 387 flats on 
19 storeys.  In addition, to the south of Holliday Street adjacent to The Access 
on a former car park, there will be 2 and 3 bedroom apartments, in addition to a 
health club and business units. The development is intended to form a link 
between the Mailbox, Brindleyplace and Broad Street.  Further details of the 
scheme are expected to be submitted to BCC in early 2003, which may vary the 
mix and scale of the proposed uses.  A condition of this application facilitates 
the integration of Midland Metro with the proposed development.  A Section 
106 agreement allocates funding towards the construction of the Birmingham 
City Centre Extension scheme.  

Brindleyplace 
development 

Brindleyplace, a 68 799 square metre site north of Broad Street is currently the 
UK’s largest mixed use scheme, which is now largely completed.  The 
development includes new office accommodation, 143 canalside apartments 
and town houses, a hotel, modern art gallery and a vibrant mix of shops, 
restaurants and cafes in a canalside setting immediately adjacent to the 
International Convention Centre.  The value of this major development is £250 
million.  Construction work started in 1993 and most of the site has now been 
developed with completion of the final phase expected in early 2003.  The 
developers, Argent Group, are working in partnership with Centro and 
Birmingham City Council to produce a mixed use complex home to 8000 jobs, 
which makes optimal use of cycling, walking and public transport.  The 
company is a ‘best practice’ company (registered with the then DTLR) and the 
development includes cycle racks, showers and reduced numbers of car parking 
spaces – as agreed with Centro.  The proposed new line will run directly in 
front of the Brindleyplace development, and Argent Group sees the potential of 
the line as significant.  Regular trams will offer greater accessibility to the site 
for visitors and staff alike, enabling tenants to reduce potential recruitment 
problems and attract staff from central Birmingham as well as further afield. 

Broadway Piazza A major leisure and entertainment development at Five Ways, including 10 pin 
bowling, health and fitness club and 12 screen cinema, under construction and 
due to open in early 2003.  Site of former Children's Hospital.  Residential 



Regeneration Site Proposals 
element of 114 apartments, located on the East and West Crescents, and also 
Francis Road frontage and others on the 3rd and 4th floors of scheme.  This 
scheme is currently under construction and is due for completion in Spring 
2003. 

5.3                                      LAND TAKE 

5.3.1                                Overview 

The construction and operation of the scheme has the potential to give rise to the 
following impacts: 

•         permanent impacts (ie land and properties acquired and/or demolished to 
accommodate the route alignment); and 

•         the temporary use of land for worksites and access during construction, and the 
disruption of movements in and out of buildings. 

Each of these types of impacts are examined in more detail below. 

5.3.2                                Permanent Impacts  

The impacts described below involve the permanent loss of land and/or buildings 
outside the highway as a result of the proposed scheme.  Where land is taken, 
compensation will be negotiated with the landowners in accordance with statutory 
codes. 

•         Part of the railway viaduct north of Snow Hill Station, including commercial 
units located within the railway arches (including City Music) and land currently 
operated by Five Star Parking which is required to provide access to the St Chad’s 
Queensway stop. 

•         Part of Snow Hill public car park adjacent to Snow Hill Station that is the subject 
of proposals for a mixed use development.   

•         A strip of land approximately 1 m in width in front of the Wesleyan Buildings. 

•         Public toilets on Stephenson Place. 

The stop on Stephenson Street and works required to divert services in this area will 
also require some land take.   

•         South eastern corner of the junction between Paradise Circus Queensway and 
Suffolk Street Queensway. 

•         The north side of Paradise subway will be filled and used for the realignment  of 
a footway between Paradise Circus Queensway and Fletcher’s Walk.Land which 
forms part of the Arena Central development to provide replacement walkways  



•         A small area of land on the north western side of the Broad Street/Ryland Street 
junction. 

•         Area planted with trees to the south of Hagley Road, which is the site of the 
proposed terminus.  

•         A section of the ground floor frontage of the Waterstone’s store (80 New Street) 
at the corner of Stephenson Place. 

In addition, in some areas where the proposed alignment will require the use of the 
pedestrian footway, this is designated as private land rather than highway land.  As a 
result, it will be necessary to acquire this frontage land.  This includes Quayside 
Tower at 252 to 260 Broad Street. 

The scheme also has the potential to give rise to a range of positive impacts at 
adjacent re-development sites by aiding regeneration and increasing the range of 
transport options provided at each site. 

For instance the new coach station at Livery Street, which replaces the old coach 
station in Digbeth, will form part of the Snow Hill interchange incorporating coach, 
heavy and light rail provision.  This important interchange will improve multi-modal 
access to the city centre and will help facilitate a more integrated transport system in 
line with Policy 6.19 of the Birmingham Plan and the Council’s Draft Transport 
Strategy.  The proposed alignment has been designed taking into account the office 
redevelopment scheme, Colmore Gate, on the south east side of Colmore Circus, 
providing an attractive public transport link to this new development and helping to 
create an attractive space in front of the new office development. 

Phase I of the Martineau Galleries development, on the eastern side of Corporation 
Street is now complete.  Phase II will be constructed following the completion of the 
Masshouse development.  This will provide a multi-storey mixed use development.  
The Birmingham City Centre Extension scheme will provide public transport links to 
this high quality retail development in the city centre as required in the conditions of 
the planning permission and stipulated in the UDP.  In addition, by providing 
attractive public transport for people living in the city centre the scheme will 
complement the UDP’s policy to encourage residential development in the city 
centre.  The stop on Stephenson Street will also provide an interchange with New 
Street Station, creating the potential for seamless journeys in accordance with 
integrated transport policies.   

The alignment around Paradise Circus Queensway will require land from the Arena 
Central scheme to provide replacement walkways, but the benefit of providing tram 
access to the site will offset this.  Paradise Circus Queensway scheme will also 
facilitate public transport accessibility to a range of developments along Broad Street, 
including the proposed Arena Central development, the Mailbox, Centenary Square 
and the Gas Street Basin, in addition to the commercial uses within Brindleyplace and 
leisure and business uses further towards Five Ways.   

A stop will be located at Five Ways.  Lifts and stairs will be provided at the existing 
subway/public square level at the top.  New leisure facilities at Five Ways 



complement the existing business and retail uses in this location such that Five Ways 
has become an important hub of activity.  A stop in the roundabout will provide an 
attractive public transport option for people using this part of the city centre.  A 
substation will also be located in this area, which could be integrated in the design of 
the stop.  Sensitive design will be required to minimise the impact of this structure on 
Five Ways Island.    

5.3.3                                Temporary Construction Impacts 

The majority of the route runs along existing roads and in many cases, close to the 
frontages of existing buildings.  As a result, some buildings/sites will suffer from 
temporary restrictions to access during construction.  Advanced consultations will 
take place with the owners and users of any buildings/sites to agree the layout and 
timetable of works to insure that disruption is minimised.  Buildings/sites will be 
affected in the following areas. 

•         Three potential sites for construction compounds have been identified on sites 
currently used for car parking off Lionel Street and at Snow Hill Queensway 
Station  (see Section 2.8.5).  However, the use of this land during construction is 
dependant on development proposals in this area.  Use of the sites would be for a 
temporary period while this section of the route is constructed.  There will also be 
some disruption to commercial activities along this section of the alignment and 
on Great Charles Street Queensway as a result of construction work and 
temporary road closures.  Pedestrian and service access to commercial properties 
will be maintained throughout this period.   

•         Other sites identified for use during construction include two sites used for 
private car parking and one site used for public car parking, operated by BCC, off 
Tennant Street and a site off Bath Row. Further information on these sites is 
provided in Section 2.8.5.  

•         The construction of the scheme will disrupt commercial and residential activities 
along Bull Street and Corporation Street.  Pedestrian and service access to these 
properties will be maintained wherever possible.  However, it may be necessary to 
restrict access for short periods during construction works.   

•         Commercial activities along Stephenson Street and Pinfold Street will be subject 
to disruption during the construction period.  However, pedestrian and service 
access to commercial properties will be maintained wherever possible.  It may be 
necessary to restrict access for short periods during construction works, 
particularly on narrow streets such as Stephenson Street and Pinfold Street.  The 
public toilets on Stephenson Place will be closed as a result of the scheme.   

•         There will be disruption to activities in Victoria Square and on Broad Street 
during construction, affecting civic, residential, retail, leisure and office 
functions.  However, pedestrian and service access to residential and commercial 
properties, and to civic buildings such as the Town Hall, Art Gallery and the 
Library will be maintained throughout this period wherever possible.  However, it 
may be necessary to restrict access to some properties for short periods during 
construction. 



•         There will also be disruption to commercial and residential activities along Broad 
Street and Hagley Road during the construction period.  Civic and business 
functions are likely to be affected by construction work, as are residential, retail 
and most significantly, leisure uses.  Pedestrian and service access to properties 
will be maintained throughout this period wherever possible.  However, it may be 
necessary to restrict access to some properties for short periods during 
construction. 

5.4                                      SUMMARY OF IMPACTS 
Land uses adjacent to the proposed alignment are mixed and typical of a major city 
centre, characterised by retail, office, leisure, food and drink and some residential 
uses.  There are a number of development sites along the route, which are in the 
process of being developed or at the planning stages.  The location of the route in 
relation to these sites will offer great benefits to the future users of those 
developments.  The proposed route will also increase the choice of modes of transport 
to these sites and improve the movement to and from them. 

Although the scheme will occupy existing roads for much of its route, there will be 
some land take, including land adjacent to Snow Hill Station, at the Waterstone’s 
store on Stephenson Place, at Arena Central and at the terminus on Hagley Road.  In 
addition, the public toilets on Stephenson Place will be closed as a result of the 
proposed scheme. 

Some temporary disruption to commercial and residential activities along all sections 
of the alignment will occur during the construction period.  However, pedestrian and 
service access to these properties will be maintained.  In addition, consultations will 
be undertaken with the owners and users of any properties which may experience 
some restrictions in access during the construction of the scheme, to insure that the 
layout and timetable for the works is agreeable to them as far as reasonably possible. 

The scheme will provide an interchange with New Street Station and interchange with 
coach and heavy rail at Snow Hill.  This will improve multi-modal access to the city 
centre and will help facilitate a more integrated transport system.   

The scheme will also facilitate public transport accessibility to a range of existing and 
proposed developments.  These include the proposed developments at Snow Hill and 
Arena Central, the Mailbox, the leisure uses surrounding Centenary Square and the 
Gas Street Basin, in addition to the commercial uses within Brindleyplace.  In doing 
so, the scheme will help to extend city centre activities to the Five Ways office and 
retail/leisure area, thus assisting in achieving the land use policy objectives as defined 
in the UDP, and contribute to objectives outlined in the UDP to promote city living.  

 


