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REPORT OF STRATEGIC DIRECTOR OF HOUSING AND PLANNING 

TO COUNCIL ON 21ST MARCH 2007

TITLE: ADOPTION OF SALFORD CITY COUNCIL SUPPLEMENTARY PLANNING DOCUMENT:  PLANNING OBLIGATIONS

RECOMMENDATIONS:
That the revised draft “Salford City Council Supplementary Planning Document: Planning Obligations” be adopted.


EXECUTIVE SUMMARY:
The consultation exercise for the draft of the supplementary planning document, “Planning Obligations”, has now been completed, representations considered and the draft SPD revised as appropriate.  It is therefore recommended that the revised draft SPD now be adopted.


BACKGROUND DOCUMENTS:
(Available for public inspection)
· Consultation Statement (under Regulation 18(4) of the Town and Country Planning (Local Development) (England) Regulations 2004).
· Sustainability Appraisal Report
· Equality Impact Assessment
· Adoption statement

ASSESSMENT OF RISK:
LOW
	


SOURCE OF FUNDING: 
The cost of preparing and printing the document is the council’s revenue UDP budget.  
	


COMMENTS OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES (or his representative):

LEGAL IMPLICATIONS



Provided by:
Richard Lester
The extra costs perceived by developers carry a risk of challenge by judicial review.  The documents have been prepared in accordance with statutory requirements.

FINANCIAL IMPLICATIONS


Provided by:
Nigel Dickens
There are no significant financial implications.
HUMAN RESOURCES (if applicable):

Not applicable 

COMMUNICATION IMPLICATIONS:
 No implications

VALUE FOR MONEY IMPLICATIONS:
 No implications

CLIENT IMPLICATIONS: Not applicable

CLIENT OFFICER: Not applicable
	


CONTACT OFFICER:
Anthony Stephenson
0161 779 4841

WARD TO WHICH REPORT RELATES:
ALL WARDS

KEY COUNCIL POLICIES:
Pledge 6:
Creating prosperity in Salford
Pledge 7:
Enhancing life in Salford 
Unitary Development Plan
Local Development Scheme


DETAILS 
Introduction

1.1
The Local Development Scheme (LDS) identifies the production of a Supplementary Planning Document relating to the use of planning obligations.  The objective of the SPD is to provide clarity to developers, development control officers, stakeholders and local residents regarding the basis on which planning obligations will be sought. It will assist in securing both local and national objectives in respect of the provision of sustainable development across the City.  It will also provide advice for all those involved in the submission and determination of those planning applications where planning obligations may be required. It details the type of obligations that may be sought, and sets out formulae and thresholds where appropriate.
1.1 The Planning Obligations SPD will be a significant material consideration in the determination of planning applications and appeals.  It will also be conducive to a transparent and efficient planning process.

1.2 A number of consultation exercises, as detailed in the Consultation Statement, have informed the content of the Planning Obligations SPD.  
1.3 Urban Vision has led on the production of the Supplementary Planning Document and the accompanying Sustainability Appraisal.  
2. Background
2.1 On 2nd May 2006, Lead Member for Planning resolved that the draft of the Supplementary Planning Document, “Planning Obligations”, the Sustainability Appraisal and the Consultation Statement be approved for the purposes of consultation and the proposed consultation arrangements be approved.
2.2 The consultation exercise has now been completed, representations considered and the draft SPD revised.  
2.3 The purpose of this report is to present the outcome of the consultation exercise and progress adoption of the SPD.
2.4 Full details of the consultation exercise, representations received, the proposed adoption draft and the supporting documents are contained in the attached report to council.
3. Response to Consultation

3.1
The following organisations/persons submitted representations within the formal public consultation period:

· ASK Developments Ltd
· Chapel Invest Holdings
· Countryside Properties Northern Ltd
· Dain Properties
· Dandara Ltd
· Diana Martin
· Eccles Masonic Hall Ltd
· English Heritage
· Environment Agency
· George Wimpey Manchester Ltd
· GMPTE
· GONW
· Highways Agency
· Knight Frank LLP
· Mr C Rustage
· Network Rail
· North West Regional Assembly
· Peel Investments (North) Ltd
· Persimmon Homes
· Royal Mail
· Sport England
· The Emerson Group
· The Theatres Trust
· United Utilities
· Urban Splash
· Vanguard Textiles Ltd
· Vermont Development
3.2 
The key issues raised were:
General Issues

· Concern is raised that Salford is asking for too much in the way of contributions.  As a result the viability and quality of developments is questioned.
· It is felt that greater consideration should be given to the positive benefits of development and that contributions should be reduced accordingly. 
· Applying blanket policies, such as those in the SPD, does not satisfy the test of necessity in Circular 05/2005 as this will vary from site to site.  
· Allowing less formal expressions of neighbourhood concern (e.g. through Community Action Plans) to influence where contributions are spent is seen as inappropriate as they are not formal planning documents that have been through consultation.  However, Sport England support our proposed approach recognising that local people are best placed to identify local priorities.
· To ensure that where contributions are spent directly relate to the development that is approved (test of Circular), it is suggested that the contributions are spent within 1km of the development.  
Open Space
· The contributions sought are inflated and are not fully justified – e.g. the cost of children’s play space is questioned.  Objection is raised to applying a blanket policy as it does not recognise differing requirements across the city. 
· These contributions should be based on the average household size for different dwellings types and not the number of bedrooms +1 as it would be a fairer reflection of the impact of residential development.
· Requiring a 20 year maintenance contribution for off-site open space is excessive given that the development will only derive limited benefit from the public space.  10 years is suggested as more appropriate.
· Sport England suggest that the contributions could be extended to commercial developments as well as residential.
Transportation and Travel
· GMPTE argue that, given the level of change expected in the city, particularly in Central Salford, the SPD should seek to secure more investment from developers in public transport services.  However, some developers argue that by increasing densities it will help make public transport more sustainable and hence no contributions should be made.
      Local Employment Supply: Construction Industry

· It is argued that the training of a skilled workforce is not necessary to make a development acceptable in planning terms  and that it is not relevant to planning and hence two tests are no met and no contributions should be made.
      Public Realm, Infrastructure and Heritage

· Objection is raised to this element of the SPD on the basis that a blanket requirement to make contributions does not recognise local differences and hence the necessity for the contributions.  
· It is argued that the types of projects that are identified in the SPD would normally be provided by the developer on site (e.g. landscaping, lighting, public art), and hence this section should be deleted.
· Concern is raised that the contributions being asked for are excessive and could be used to replace mainstream council budget which is not appropriate.
· The recognition of heritage is supported by English Hertiage.
Climate Change
· It is argued that energy efficiency in buildings is best dealt with through building regulations and that there is no need for this section.  
· It is also felt that the costs of tree planting outlined (£205 per tree) is excessive.
· The benefits of planting trees to off set carbon emissions is called into question as a field that is still being debated.
· It is also argued that no account is taken of trees which are planted as part of the landscaping scheme.
3.3
Main Changes Made to the SPD
· The structure of the SPD has been significantly altered into a series of chapters making it simpler to understand and use.  The two-part structure has been removed.  Each section which provides the justification for the contributions is focused around a policy ensuring clarity.  In addition, the introduction includes a summary table of the financial contributions which are likely to be required for new development.  Detailed calculations, such as those for open space, are provided within an appendix.
· Contributions for Public Realm, Infrastructure and Heritage, and Climate Change initiatives have been extended to all new developments and are now not exclusive to residential developments.
· Additional guidance has been included within what is now Chapter 4 of the SPD (Salford’s Approach to Planning Obligations) relating to ‘other material planning considerations’ that will be taken into account when negotiating appropriate contributions from developers.  It recognises that the impact of any planning obligations, when coupled with other policy requirements, may affect the viability of some development proposals. In such circumstances, the city council will consider whether the benefits of the proposed development would outweigh the disadvantages of a more limited planning obligation, or no obligation at all, subject to robust evidence being provided by the developer.  It also recognises that where a development would secure major benefits for the local area beyond what might normally be expected, that those benefits may be balanced against any mitigation that would normally be sought through a planning obligation. 
· With regard to open space calculations, greater evidence and explanation has been provided as to the requirement for contributions.  In addition a greater emphasis has been placed on the type of open space that is likely to be funded from different types of residential development.  For example, within developments that are less likely to be occupied by families with children, such as high-density apartment developments or sheltered housing, there will be a greater emphasis on the provision of a full range of youth and adult facilities in order to ensure that the needs of the occupiers are met.
· With regard to construction training, additional explanation and justification has been provided for the need for appropriate contributions.  
· Similarly, additional explanation and justification has been provided for public realm, infrastructure and heritage contributions.  The financial contribution for the ‘average’ development has also been made standard across the city as opposed to requiring higher contributions in the regional centre.
· With regard to climate change, again additional explanation and justification has been provided.    Reference is now more generally towards investing in carbon sinks, such as tree planting or bog restoration where the VERY GOOD BREEAM standard is not achieved.
4 Conclusion

4.1 It is recommended that the revised draft Salford City Council Supplementary Planning Document: Planning Obligations be adopted by the city council as part of the Local Development Framework.
Malcolm Sykes
STRATEGIC DIRECTOR OF HOUSING AND PLANNING
PLANNING OBLIGATIONS

SUPPLEMENTARY PLANNING DOCUMENT

For Council approval - March 2007

1.
INTRODUCTION

This Supplementary Planning Document (SPD) expands on the policies in Salford’s Unitary Development Plan (UDP) (adopted 21st June 2006) to provide additional guidance on the use of planning obligations within the city. It explains the city council’s overall approach to the use of planning obligations, and sets out detailed advice on the use of obligations in ensuring that developments make an appropriate contribution to:

· the provision of open space;

· improvements to the city’s public realm, heritage and infrastructure;

· the training of local residents in construction skills; and

· the offsetting of greenhouse gas emissions.

It will therefore assist in ensuring that new developments are acceptable, successful and sustainable, and that they help to meet the need for new/improved facilities that they generate.

The SPD specifically supplements the following policies of the UDP:

· ST3

Employment Supply

· ST5

Transport Networks

· ST14

Global Environment

· DES3

Design of Public Space

· H4

Affordable Housing

· H8
Open Space Provision Associated with New Housing Development

· EHC3
Provision and Improvement of Health and Community Facilities

· A1

Transport Assessments and Travel Plans

· A8

Impact of Development on the Highway Network

· CH3

Works Within Conservation Areas

· R2

Provision of Recreation Land and Facilities

· DEV5

Planning Conditions and Obligations

The SPD does not have the same status as a development plan, but is an important material consideration in the determination of planning applications.

This document is intended to complement rather than duplicate other planning documents. In particular, regard should also be had to the city council’s Housing Planning Guidance, which provides information on the provision of affordable housing in new residential developments. Details of all of the planning documents that are currently in force within Salford, and a timetable for the production of new documents, are set out in the city council’s Local Development Scheme.

For further advice on planning obligations and the provisions of this SPD, please contact Urban Vision, which provides the city council’s development control service, on 0161 779 4986.

Summary of policies

For developments to which all of the policies in this SPD apply in full, the total financial contribution that may be sought would be as follows:

· Residential development 
= £1,850 per dwelling plus £598 per bedspace for houses and large apartments (3+ bedrooms) or £658 per bedspace for smaller apartments

· Non-residential development
= £23.50 per square metre
In addition to these financial contributions, a further charge of 2.5% will be added to cover the administrative costs of ensuring that the commuted sums are directed towards appropriate schemes.

The contributions that are identified in the policies can be summarised as follows:

	Type of contribution
	Financial contribution

	
	Residential (houses and large apartments)
	Residential (apartments with 2 bedrooms or less)
	Non-residential

	Open space provision
	£598 per bedspace
	£658 per bedspace
	N/A

	Public realm, infrastructure and heritage
	£1,500 per dwelling
	£1,500 per dwelling
	£20 per m2

	Construction training
	£150 per dwelling
	£150 per dwelling
	£1.50 per m2

	Climate change
	£200 per dwelling
	£200 per dwelling
	£2.00 per m2

	
	
	
	

	Total
	£1,850 per dwelling + £598 per bedspace
	£1,850 per dwelling + £658 per bedspace
	£23.50 per m2


The City Council is keen to support regeneration efforts within its area. Particularly in parts of the City where market conditions may mean that development is difficult to achieve, and where that development is important to promote wider regeneration efforts within an area, the City Council may be prepared to accept obligation sums at a lower level than set out in this guidance. The City Council will usually identify such circumstances in specific planning guidance or regeneration frameworks for an area.

Lower or higher commuted sums may be appropriate in individual circumstances. Additional obligations may be sought relating to other issues such as affordable housing (see the city council’s Housing Planning Guidance), transportation and health facilities, for which specific financial contributions are not set out in this SPD.

2.
PROCESS FOR PRODUCING THIS DOCUMENT

Overview

The SPD has been produced in accordance with the advice contained in PPS12: Local Development Frameworks, and the requirements of the Town and Country Planning (Local Development) (England) Regulations 2004.

Sustainability Appraisal

The document has been subject to a Sustainability Appraisal (SA) at all stages. The SA considers the implications of the SPD from social, economic and environmental perspectives, by assessing the SPD and other reasonable and relevant options against available baseline data and sustainability objectives.

The SA can be viewed via the city council’s website at www.salford.gov.uk/planobligationspd
Public involvement in the production process

A series of meetings, discussions and workshops with internal and external stakeholders took place between September 2005 and March 2006, including a workshop with developers, consultants and the Central Salford Urban Regeneration Company. These fed into the production of the consultation draft SPD.

The formal public consultation on the draft version of the SPD took place between 19th May and 29th June 2006. The city council has had regard to all of the comments received during that consultation period, and amended the SPD as appropriate.

A Consultation Statement is available on the city council’s website (see address immediately above), which sets out who has been consulted in the preparation of this SPD, how they were consulted, a summary of the main issues raised, and how those issues have been addressed in the final version of the document.

3.
PLANNING OBLIGATIONS AND THE NEED FOR THIS DOCUMENT

Introduction

When determining planning applications for new development, the city council has to weigh up a broad range of considerations to ensure that the development would be acceptable. One of those considerations is whether the development would generate a need for new or improved infrastructure, services and/or facilities, without which the development may be unacceptable.

One mechanism for ensuring that any such need is met is the planning obligation. Planning obligations can be used to secure new/improved infrastructure, services and/or facilities, and where appropriate their maintenance, to ensure that new development is acceptable. The new/improved facilities may either be provided directly by the developer or their contractor, or a commuted sum may be paid to the city council, which will then arrange for the necessary works/investment to be made.

Planning obligations can also be used to secure the implementation of measures needed to mitigate other negative impacts that a development may have, such as its effect on the local or global environment. Without such measures a planning application may need to be refused.

Legal background

A planning obligation is usually in the form of a legally binding, private agreement negotiated between the city council and a developer, under Section 106 of the Town and Country Planning Act 1990 (as amended by Section 12 of the Planning and Compensation Act 1991). Planning obligations can also be secured through unilateral undertakings by developers under the same section of the Act. As a result, planning obligations are also often called “Section 106 (s106) agreements”.

A planning obligation may:

a)
prescribe the nature of development (e.g. by requiring that a given proportion of housing be affordable);

b)
secure a contribution from a developer to compensate for loss or damage created by a development (e.g. loss of open space); or

c)
mitigate a development’s impact (e.g. through increased public transport provision).

This SPD focuses in particular on the use of planning obligations to mitigate the impact of a development.

National policy

Government guidance (in Planning Policy Statement 1: Delivering Sustainable Development) is clear that planning must go “beyond traditional land use planning to bring together and integrate policies for the development and use of land with other policies and programmes which influence the nature of places and how they can function” (paragraph 30). This links to the concept of sustainable development, which is now identified in law as the core principle underpinning planning.

The effective use of planning obligations is a key element of this, ensuring that new developments contribute to successful places, rather than risk detracting from them.

Detailed national guidance on the use of planning obligations is contained in ODPM (now DCLG) Circular 05/2005. It sets out five tests that a planning obligation should satisfy, namely that it should be:

i)
relevant to planning;

ii)
necessary to make the proposed development acceptable in planning terms;

iii)
directly related to the proposed development;

iv)
fairly and reasonably related in scale and kind to the proposed development; and

v)
reasonable in all other aspects.

Planning obligations that do not meet these tests are not necessarily unlawful, but should be given very limited weight when determining planning applications. This is based on the fundamental principle that planning permission must not be bought or sold.
Local policy

The primary policy within the City of Salford UDP that is supplemented by this SPD is Policy DEV5 (Planning Conditions and Obligations). The policy is set out in full in Appendix A. This SPD provides additional guidance on how this policy, and other relevant policies of the UDP, will be implemented.

Commuted sums

Planning obligations may require the developer to undertake particular works or maintenance, or provide specific services. Alternatively, they could involve the payment of a financial contribution, also known as a “commuted sum”, to the city council to deliver agreed works, services or maintenance.

4.
SALFORD’S APPROACH TO PLANNING OBLIGATIONS

Use of standard formulae

Planning obligations are negotiated on an individual basis, and therefore a standard approach cannot always be taken. The individual characteristics of a proposed development and the area within which it is to be located must be considered when deciding whether a planning obligation is required, and, if so, what it should contain.

However, it is possible to identify the “average” impacts of an “average” development within Salford in relation to the demand the development would generate for certain types of infrastructure, services and/or facilities. This enables standard formulae to be produced to identify the value of any commuted sum that would need to be paid if the developer were not to directly provide the infrastructure, services and/or facilities as part of the development. This helps to secure consistency between developments.

The SPD takes this approach on the following issues:

· provision of open space associated with new residential development

· public realm, infrastructure and heritage

· construction training

· climate change mitigation

A similar approach is taken to the provision of affordable housing in the city council’s Housing Planning Guidance, although this is on the basis of a proportion of new dwellings being affordable, and no specific financial equivalent is set out as this will depend on the value of the individual development.

The formulae in this SPD set out what will normally be required from developments. However, it is recognised that there will be some circumstances where it may be appropriate for the value of any planning obligation to be lower, or for there to be no obligation at all. Examples could include where a new residential development is to be located in an area that already has exceptional access to high quality open space provision, or where the viability of development would otherwise be compromised and the benefits of development outweigh any negative impacts that would normally be addressed through a larger commuted sum. The latter situation may arise where development is considered essential to delivering regeneration in the local area.

Equally, there will also be situations where the value of any planning obligation may need to be higher, and potentially significantly so. This may be because the form of development will generate a greater than “average” need, an example of this could be where a development would attract a large number of visitors and therefore would need to provide a higher standard of public realm in the surrounding areas (e.g. public spaces; pedestrian and cycling links; etc) in order for it to be acceptable and successful. The need for a planning obligation of a higher value than would normally be indicated by the standard formula could also be a result of the location of the proposed development, for example where a development would be very poorly located in relation to the accessibility standards for open space contained in Adopted UDP Policy R2 (Provision of Recreation Land and Facilities).

Individual assessments

The need for other planning obligations may be identified as part of the development control process when determining planning applications, and particularly on the basis of individual assessments that are submitted with an application.

A typical example of this is where a Transport Assessment is submitted with an application, and identifies that particular works or service improvements are required in order for the proposed development to be acceptable in terms of accessibility. This may result in the need for a planning obligation covering issues such as the provision of junction improvements, highway links, new footpaths/cycleways, or contributions to improved bus services.

Similarly, other assessments submitted with planning applications, such as health impact assessments, environmental assessments, ecological surveys and archaeological reports, may also identify the need for mitigation, with planning obligations being one way of securing this.

Identifying infrastructure, services and facilities to be provided or improved

One of the key items that will need to be agreed when negotiating a planning obligation is what infrastructure, services and/or facilities need to be provided or improved in order to satisfy the demands or mitigate the impacts generated by a proposed development.

Where a commuted sum is to be paid, it may not be necessary or appropriate to specify within the agreement exactly how and where that commuted sum will be spent. However, the city council will provide the opportunity for the developer to influence this following the signing of any agreement, to ensure that the links to and benefits for their development are clear. This will help to ensure that the planning obligations process is fair and transparent.

Wherever possible, it will be important to maximise the benefits of any works to be undertaken, or services to be provided, both for the occupiers of the development and the existing community within the area. This will help to ensure that the development is successfully integrated into the neighbourhood. Therefore, regard will need to be had to any existing improvement proposals within the area, or identified community priorities. Such proposals/priorities may be included for example in local regeneration strategies, the Central Salford Vision and Regeneration Framework, Community Action Plans, conservation area management plans, or Local Development Documents (such as the Salford Greenspace Strategy SPD).

Mitigating impacts without the use of planning obligations

In some circumstances, the mitigation of the impacts of a development may already have been agreed/secured through means other than a planning obligation prior to a planning application being determined. For example, in several parts of Central Salford the city council has entered into partnerships with individual developers, and the associated development agreements contain requirements for the provision and enhancement of infrastructure, facilities and services, such as open space and public realm. Depending on the extent of those works, a planning obligation may still be required to provide further mitigation, but the previously agreed investment in infrastructure, facilities and services within the area will be taken into account in any negotiations. It will be the responsibility of the developer to provide robust evidence, independently audited where appropriate, that sufficient investment has already been agreed outside the planning application process to mitigate the impacts of the proposed development (and future phases of development where appropriate).

In other circumstances, the provision of new/improved infrastructure, such as public realm enhancements, may actually form part of the planning application. This may negate the need for a planning obligation, provided that the proposed provision/improvements are sufficient to mitigate the impacts of the development, and it may be possible to secure the works through a condition attached to the planning permission rather than through a planning obligation.

Balancing priorities

It is recognised that the impact of any planning obligations, when coupled with other policy requirements, may affect the viability of some development proposals. In such circumstances, the city council will consider whether the benefits of the proposed development would outweigh the disadvantages of a more limited planning obligation, or no obligation at all. However, this will only be possible where the developer provides evidence of the likely impact of a proposed planning obligation on the viability of their development, with this evidence independently audited where appropriate. Such information may be accepted on a confidential basis where necessary.

There may also be circumstances where a development would secure major benefits for the local area beyond what might normally be expected, for example through the provision of new transport infrastructure, large-scale public realm, or major new open space. In such circumstances, those additional benefits may be balanced against any mitigation that would normally be sought through a planning obligation, and the need for a contribution to, or the provision of, other infrastructure, services and/or facilities may be reduced or waived accordingly, provided that the overall scheme would be acceptable in planning terms.

Pooling of contributions

Where the cumulative impact of different development proposals within an area would result in the need for additional infrastructure, services and/or facilities, or other mitigation, then the city council may seek to pool contributions from each of those developments. The scale of contribution sought from each development would be proportionate to the scale of the proposal and its impact, to ensure a fair and equitable approach.

Some developments may generate the need for additional infrastructure, services and/or facilities, but the impact may be insufficient in isolation to support the new provision. In these circumstances, the city council will seek the payment of a commuted sum, which will then be pooled with other contributions within the area to enable the provision of the required infrastructure, services and/or facilities at a later date. This will enable the impacts of all of the developments to be mitigated so that each becomes acceptable.

Funding infrastructure delivered before the development

There will be circumstances where the city council, or other organisation, provides new infrastructure required by a series of developments prior to all of those developments coming forward. For example, this may be a new road that is required to provide sufficient highway capacity for the developments, or the provision of major new public realm that several new developments will be reliant on.

In such circumstances, a proportionate contribution to the cost of that infrastructure will be sought from the developments that come forward after the provision of the infrastructure as well as from those that come forward before it. Such an approach is considered to meet the five tests for planning obligations identified in Circular 05/2005
.

Thresholds

Certain types of planning obligation (e.g. affordable housing) will only normally be sought where specific size thresholds are exceeded. Where a site has been separated into different phases that fall below the relevant thresholds, regard will be had to the totality of the overall scheme even where applications are not submitted at the same time, and planning obligations may be sought on that basis.

5.
MANAGEMENT OF PLANNING OBLIGATIONS

The city council’s performance in the speed of determining major applications is closely scrutinised.  The Government has set a national target of 60% of major applications to be determined within 13 weeks and expects all local authorities to achieve this standard by March 2007 (National Best Value Performance Indicator 109a).  As a result, the city council has developed a code of best practice for negotiating and monitoring planning obligations, which is outlined below.

Pre-application discussions

In addition to this document, pre-application discussions with a developer will identify any likely need for the developer to make contributions or to enter into any obligations. The exact type and range of works or contributions likely to be considered for an individual site will depend upon the particular development proposed, and its impact upon local services and facilities. Although developers will not be required to rectify existing shortfalls of provision or resolve existing problems, obligations will be sought where an existing constraint is materially exacerbated by a proposal.

During pre-application discussions the city council will have an opportunity to set out whether any supporting information is required as part of the planning application submission so that a full assessment can be made. Where it is considered that an obligation is necessary, the requirements for supporting information will include draft Heads of Terms.

Please note that if the necessary information set out by the city council is not received, the application may be refused on grounds of insufficient information.

Submission and consideration of planning applications

Following validation of the planning application, public consultation will be carried out at the appropriate stages in the planning application process and the response to these consultations will be included in the final report to the Planning and Transportation Regulatory Panel. The final report will also include the Heads of Terms of the planning obligation. Please note that all planning applications with an associated section 106 agreement must be determined by the Planning and Transportation Regulatory Panel; the decision cannot be delegated to planning officers.

The recommendation to grant planning permission would be subject to the completion of a satisfactory legal agreement. This would normally be secured through the use of an appropriate condition. However, where unique planning obligations are sought, it may be appropriate to complete the legal agreement prior to a decision being made on the planning application. This would be for the avoidance of doubt and to ensure that there is clear agreement on the details of the planning obligation, which the Planning and Transportation Regulatory Panel may then take into consideration when determining the application. In such instances, the case officer will instruct the city council’s solicitor at the earliest opportunity, to ensure that there are no unnecessary delays in the planning application process.
Monitoring of planning applications

Monitoring of obligations will be undertaken by the city council’s Planning Obligations Project Manager to ensure that all obligations entered into are complied with on the part of both the developer and the council.

Planning Obligation Monitoring Reports will be produced and presented to various groups on a biannual basis and will detail information about the number and type of obligations entered into, the financial contributions received, and the completion of schemes funded from the contributions. The groups that these reports will be presented to will include:
· the Planning and Transportation Regulatory Panel

· the Political Executives

· the Cabinet

Financial contributions

All financial contributions contained in planning obligations will be index linked (using the Retail Prices Index – all items) to the date of the Planning and Transportation Regulatory Panel.

Trigger dates for the payment of financial contributions will be included in the planning obligation, as will any time period by which the contribution is to be spent.

Following receipt by the city council, financial contributions will be held in interest bearing accounts and will be individually identifiable by the planning application reference. Contributions remaining unspent at the end of the time period specified in the planning obligation will be returned to the payee along with any interest accrued.

All financial contributions identified in this SPD use 2007 prices. Where there is clear evidence that the costs of relevant works/services have increased or decreased, then any financial contributions sought through planning obligations may be adjusted accordingly.

6.
PROVISION OF OPEN SPACE ASSOCIATED WITH NEW RESIDENTIAL DEVELOPMENT

Policy OB1
Open Space Provision

Where a commuted sum is to be paid in lieu of the provision and maintenance of open space required by new residential development, it should equate to the following figures (at 2007 prices) unless material considerations indicate otherwise:

· Houses and apartments with three bedrooms or more = £598 per bed space

· Apartments with two bedrooms or less = £658 per bed space

Reasoned justification

Adopted UDP Policy H8 (Open Space Provision Associated with New Housing Development) requires new housing development to make adequate and appropriate provision for formal and informal open space, and its maintenance over a twenty-year period. The amount of open space to be provided is calculated on the basis of the identified need deriving from the development, having regard to the aim of achieving the standards set out in Adopted UDP Policy R2 (Provision of Recreation Land and Facilities). In addition to accessibility standards for different types of open space, Policy R2 also includes standards relating to the provision of:

· a full range of youth and adult facilities in each Service Delivery Area;

· a minimum proportion of 0.73ha of high quality managed sports pitches per 1,000 population;

· a minimum of 0.25ha of equipped children’s playspace per 1,000 population; and

· amenity open space to a standard reasonably related in scale and kind to the development it serves and sufficient to meet the need for casual children’s play space.

Location of open space provision

Paragraph 7.29 of the UDP states that: “Wherever practicable, and where the provision will be most effective in meeting the needs generated by the development, it will be preferable for [the open space provision] to be made within the development. Where it is not practicable, or where the provision would be more effectively provided elsewhere, it may be appropriate for the development either to provide facilities off-site or to contribute financially to its provision off-site, including contributing to the improvement and maintenance of existing facilities in the local area”.

Commuted sums

It is recognised that the open space needs of different types of development will vary, and the policy responds to this. For houses and larger apartments, there will be an emphasis on providing equipped children’s playspace, given that it is this type of accommodation that is most likely to attract children. For smaller apartments, there will be an emphasis on providing youth and adult facilities, given that the demand on those facilities is likely to be greatest from this type of accommodation. Sports pitches and amenity open space are likely to be utilised by all types of resident, and therefore contributions will be sought from all residential developments to their provision. Some of these various contributions could be spent in parks, although there may be circumstances where additional contributions to parks are required in order to meet the appropriate standards in UDP Policy R2. This SPD policy therefore prioritises the open space provision that will be sought through the relevant UDP policies in order to avoid financially overburdening developments.

The methodology for calculating the figures per bed space is set out in Appendix B. In order to ensure that future contributions take into account rising costs, the figures will be index linked for the purposes of this policy, using the Retail Prices Index (all items). 

Other material considerations

Section 4 of this SPD explains some of the other material considerations that may be taken into account, such as the specific characteristics of the proposed development, the accessibility of a full range of high quality open space within the area, the potential impact on the development’s financial viability, or any other community benefits being secured either through the proposal or through other development agreements.

Implementation

In identifying whether a higher or lower financial contribution is required, and the appropriate location for any contribution to be spent, particular regard will be had to the Adopted Salford Greenspace Strategy Supplementary Planning Document. This document provides detailed guidance on the provision of greenspace within the city, including the identification of existing deficiencies and opportunities for addressing them.

Thresholds

This policy will be applied to all developments of 10 dwellings or over.

Definitions

A bed space is defined as the number of bedrooms in a dwelling plus one. This represents the number of people that could reasonably be expected to occupy a dwelling, and therefore its likely impact on the need for open space. Studio apartments are defined as having two bed spaces, given that they will normally be designed to enable occupation by two adults. Within accommodation specifically for students or older people, each unit will be counted as one bed space.

Conformity

This policy supplements UDP Policies DEV5, H8 and R2.

7.
PUBLIC REALM, INFRASTRUCTURE AND HERITAGE

Policy OB2
Public Realm, Infrastructure and Heritage

Where a commuted sum is to be paid in lieu of the provision or improvement of public realm, infrastructure or heritage features, unless material considerations indicate otherwise the commuted sum should equate to (at 2007 prices):

· £1,500 per dwelling

· £20 per square metre of non-residential floorspace

Reasoned justification

National and regional planning guidance identifies the importance of planning for and designing places as a whole, making adequate provision for the public realm, other infrastructure and heritage protection/enhancement as part of new developments (e.g. paragraphs 18 and 35 of Planning Policy Statement 1: Delivering Sustainable Development; Policy UR10 of the Regional Spatial Strategy for the North West; “quality of public realm” is identified as one of seven objectives of Urban Design in the Government’s “By Design” publication). This policy seeks to ensure that such provision is secured, in accordance with UDP Policy DEV5.

The variety of different types of scheme towards which a contribution may be sought, or which developers could implement themselves, makes it difficult to identify a “standard” approach. However, experience of previous policy approaches within the city indicates that investment equating to at least £1,500 per dwelling (or £20 per square metre of non-residential floorspace) is likely to be required in order to secure the quality and scale of public realm, infrastructure and heritage enhancements needed to support new developments.

Partnership funding

Contributions to the improvement of the public realm, infrastructure and heritage will often be supported by investment by the council or other organisations. Therefore, developers will often only provide a proportion of the investment required, whilst still securing major benefits for their developments.

Spending contributions

Contributions will be directed to locations related to the development, and likely to be used by its occupiers, although this may not always be immediately adjacent to the development site (e.g. contributions may be directed towards a nearby town centre that would be the main facility for residents of a new development).

Contributions could be directed towards a wide range of schemes, including for example:

· environmental enhancements

· footpath, footway or cycleway improvements

· footbridges

· tree planting and landscaping

· provision/improvement of public spaces, such as public squares

· signing

· upgrade of street lighting

· public art

· pedestrian prioritisation

· new street furniture, such as seating

Other material considerations

Section 4 of this SPD explains some of the other material considerations that may be taken into account, such as the specific characteristics of the proposed development, the capacity of the existing public realm and infrastructure to satisfy the needs of the development and any other proposals within the area, the potential impact on the development’s financial viability, or any other community benefits being secured either through the proposal or through other development agreements.

In particular, it is recognised that in some parts of the city outside the Regional Centre the value of employment land is quite low, and some commercial developments may not be able to contribute to public realm, infrastructure and heritage improvements (either financially or through works by the developer) equivalent to £20 per square metre whilst maintaining their financial viability. In such circumstances, a lower scale of contribution might be appropriate.

Thresholds

This policy will be applied to all developments involving 10 dwellings or over, or 1,000 square metres or more of non-residential floorspace. Smaller developments will be assessed individually.

Conformity

This policy supplements UDP Policies DEV5, DES3 and CH3.

8.
CONSTRUCTION TRAINING

Policy OB3
Training Programmes for Construction Workers

Major developments should contribute to the improvement of construction skills amongst Salford residents, either through the Salford Construction Partnership or an equivalent scheme.

Where a developer does not already contribute to existing schemes within the city, then the contribution from new developments should equate to (at 2007 prices):

· £150 per dwelling

· £1.50 per square metre of non-residential floorspace

Reasoned justification

New developments can have both positive and negative impacts on the city’s labour supply. They can help to provide additional employment opportunities, and secure new investment within the city, supporting the local economy.

However, without a sufficiently skilled local labour force they can also reduce the city’s sustainability, for example in terms of requiring labour to commute into Salford, potentially from significant distances, thereby increasing congestion, air pollution and carbon dioxide emissions. This can also exacerbate problems of social exclusion, whereby local residents are unable to take advantage of the opportunities that are being created in the city. It can also reduce the overall level of development and regeneration activity within the city, as other schemes may be unable to access skilled labour at an affordable rate. The shortage of skilled construction workers within the city could potentially be exacerbated over the next few years by the increased amount of development anticipated in the region by the Draft Regional Spatial Strategy and major infrastructure schemes elsewhere in the country such as those associated with the Olympics.

It is therefore important that new developments make an appropriate contribution to the training of local residents to ensure that an adequate supply of construction labour is available to help to deliver the scale of development and regeneration that is being planned for in Salford, as well as promoting social inclusion. Employment and training were recently identified by the Audit Commission
 as some of the community benefits that could be secured through planning obligations.

Developers are encouraged to contact the city council’s Economic Development Section (0161 745 7844) at the earliest opportunity to discuss the potential for supporting local employment and training schemes.

In appropriate circumstances, it is recognised that there may be a need to support the creation of training opportunities though the use of planning obligations for purposes other than construction training.  Therefore, where justified, and where agreement is reached with the applicant, such an approach could be used.   

Salford Construction Partnership

The Salford Construction Partnership has been formed with the aim of meeting the growing challenges and opportunities presented by the increased level of inward investment and development in the city. It does this by maximising training opportunities for local people. It provides an integrated approach to brokering appropriate and accredited employment-led pre-employment training and support, to meet both the aspirations of local residents and the needs of employers within the construction industry.

Commuted sums

The methodology for calculating the figures of £150 per dwelling and £1.50 per square metre of non-residential floorspace is set out in Appendix C. Where development costs deviate significantly from the assumptions contained in Appendix C then an alternative contribution may be appropriate.

Thresholds

This policy will be applied to all developments involving 10 dwellings or over, or 1,000 square metres or more of non-residential floorspace. Smaller developments will be assessed individually.

Conformity

This policy supplements UDP Policies DEV5 and ST3.

9.
CLIMATE CHANGE

Policy OB4
Reducing and Offsetting Carbon Dioxide Emissions

Major developments that do not achieve at least the Very Good “BREEAM” standard should make a financial contribution towards projects aimed at reducing and/or offsetting carbon dioxide emissions equating to (at 2007 prices):

· £200 per dwelling

· £2 per square metre of non-residential floorspace

Reasoned justification

The Government is placing an increasing emphasis on combating climate change, in terms of reducing emissions of greenhouse gases such as carbon dioxide, providing “carbon sinks” to soak up some of those emissions, and mitigating the impacts of the increased temperatures and more extreme weather events that are anticipated as a result of climate change. This has been highlighted recently by the announcement of an ambition that all new homes should be “zero carbon” by 2016
.

One of the most effective ways of securing more sustainable developments, and reducing climate change emissions, is to design buildings to achieve at least a score of Very Good on the BREEAM (Building Research Establishment Environmental Assessment Method) standards. This will be a first step in moving towards zero carbon development.

Where development does not meet at least the Very Good BREEAM standard, it is important that some contribution is made to offset the impact of that development in order to support Government objectives and the long-term target of reducing greenhouse gas emissions and minimising human-induced climate change. Projects that could be funded include the provision and/or enhancement of habitats that act as “carbon sinks” (such as woodland planting, or the restoration of lowland raised bog), the improvement of energy efficiency in existing buildings, or the generation of renewable energy.

Commuted sums

The offsetting of contributions to climate change is generally less efficient than reducing those contributions in the first place. The value of the commuted sums is based on what is considered necessary to make a realistic contribution towards projects that could significantly reduce the carbon impact of new development, although this would still be insufficient to secure carbon neutral development.

Conformity

This policy supplements UDP Policies DEV5 and ST14.

10.
ADMINISTRATIVE COSTS

Policy OB5
Administration of Planning Obligations

Developers should pay all reasonable expenses incurred by the city council in drawing up and administering legal agreements.

Where commuted sums are to be paid, an additional charge of 2.5% will be added to cover the administrative costs of ensuring that the commuted sums are directed towards appropriate schemes.

Reasoned justification

All reasonable legal fees incurred by the city council in preparing a legal agreement will be recovered in full from the developer, and the city council will not enter into negotiations on planning obligations until there is a commitment to this from the developer.

The city council incurs additional costs when administering commuted sums, particularly in terms of the development of schemes and management of funding, which would normally be incurred by developers if they were undertaking the works themselves. In such circumstances, it is reasonable to expect developers to cover these costs, otherwise the city council would effectively be subsidising those developments. This will also help to ensure that negotiations are not delayed, securing more expeditious decisions for developers.

11.
OTHER PLANNING OBLIGATIONS

There is a wide range of other issues that may require planning obligations. It is not considered appropriate to seek to provide detailed policy guidance on all such issues within this SPD, and such needs will be considered on a case-by-case basis.

However, it is worth drawing attention to three particular issues:

· affordable housing

· transportation and travel

· health facilities

Affordable housing

Adopted UDP Policy H4 (Affordable Housing) states that, where there is a demonstrable lack of affordable housing to meet local needs, developers should provide an element of affordable housing on all residential sites over 1 hectare or in housing developments of 25 or more dwellings.

The city council has produced a Housing Planning Guidance note, which provides more advice on this issue. It identifies a need for additional affordable housing across the whole city, and sets out the basis on which it will be sought in accordance with Adopted UDP Policy H4. Planning obligations will often be the mechanism by which any affordable housing provision is secured, either on site, off site, or through the payment of a commuted sum. Copies of the Housing Planning Guidance are available from the city council and via its website.

Transportation and travel

Adopted UDP Policy A1 (Transport Assessments and Travel Plans) requires the submission of a transport assessment with any planning application for development that would be likely to give rise to significant transport implications. It also requires developers to undertake or secure the implementation of any mitigation measures identified in the transport assessment, or other measures required to achieve an acceptable level of accessibility for the development by public transport, cycling or walking. Planning obligations will often be the mechanism by which such measures are secured.

Where a transport assessment identifies that the cumulative impact of a series of developments in an area would require investment in transportation measures, then contributions may be pooled, as described in section 4 of this SPD. This is to ensure that early developments do not take up all of the available capacity in the existing infrastructure, and that the costs of providing the new infrastructure or improved services are shared proportionately between developments on a fair and equitable basis. The need for additional infrastructure and services will be informed by transport-related organisations, such as the Greater Manchester Passenger Transport Executive.

Delivering obligations for highway improvements

Although the construction and improvement of highways in connection with development are normally controlled by planning conditions and provisions in the Highways Act 1980 and, as such, are outside the scope of planning obligations, a brief overview is given below.

For Section 38 Agreements, and where appropriate for Section 278 Agreements (Highways Act 1980), the requirement will be for the developer to implement the approved highway infrastructure works, which will then be adopted by the city council once they are in an adoptable condition.
A Section 38 (S.38) Agreement applies to new highway infrastructure works. A Section 278 (S.278) Agreement is for highway works adjacent to or on existing highways.

Where such agreements are used, development must not commence until:

1)
The development has entered into a bond with an approved surety for an amount, based on the estimated cost of the adoptable highway infrastructure works, to ensure that the city council’s position is protected should the developer default in any way with regard to the works.

2)
The developer has received written approval of the submitted detailed engineering drawings, setting out the highway infrastructure works.

3)
The developer has paid a fee to cover the city council’s costs incurred in designing the works (applies to S.278 Agreements only), approving the drawings, supervising the adoptable highway infrastructure works, and administration of the Agreement.

Planning conditions or obligations will normally require that the development not be occupied until the adoptable highway infrastructure works are implemented by the developer and completed to the point that the city council or its agent can issue a S.38 Part 1 Certificate (Certificate of Substantial Completion). However, where developments are phased, they may be occupied in accordance with an agreed phasing plan, subject to the necessary highway works for each phasing being completed.

The adoptable highway infrastructure works should be maintained by the developer, at their expense, for a minimum period of 12 months following the issue of the S.38 Part 2 Certificate and/or the S.278 Certificate of Completion.

After this period, the S.38 Final Certificate and/or the S.278 Maintenance Certificate will be issued and the city council will adopt the highway infrastructure works as maintainable at public expense, subject to:

a)
Any defects being remedied to the satisfaction of the city council; and

b)
Sewers beneath the adoptable highway infrastructure works being adopted by United Utilities PLC.

Section 38 and 278 fees

The city council’s total fee for drawing approval, inspection of the works and administration of the Agreement will be calculated as a proportion of the value of the cost of the adoptable highway infrastructure works. Currently these are:

· Section 38 Agreements:

· For developments with an estimated cost of adoptable highway infrastructure works up to £25,000, the minimum standard supervision fee is £1,500.

· For developments with an estimated cost of adoptable works over £25,000, the standard supervision fee will be calculated at 6% of the estimated cost of adoptable highway infrastructure works

· Section 278 Agreements:

· The city council (as the highway authority) has the right to design and construct the works on behalf of the developer, because the works are on or adjacent to the adopted highway. Therefore, fees will be calculated on an individual basis, dependent on the works involved.

Works on the motorway network

For works on the motorway network, developers will need to enter into a Section 278 Agreement with the Highways Agency, which is the highway authority for the motorway and trunk road network in England (there are currently no trunk roads within Salford). Early discussion with the Highway Agency is therefore advised where a development could potentially affect the motorway network.

Traffic signals commuted maintenance payments

If the highway infrastructure works include the provision of new traffic signals that are for the benefit of the users of the associated development, a commuted maintenance payment will be required. The payment covers the first 15 years of maintenance, after which the signals will be maintained at the city council’s expense. The commuted maintenance payment will be payable upon the issue of Certificate 1 (Certificate of Substantial Completion).

The commuted maintenance payment will be as follows (2007 prices):

· For a pedestrian crossing with no central reservation

£24,000

· For other signalised crossings/junctions



£48,000

Where existing traffic signals are to be upgraded, the commuted maintenance payment will not apply.

Traffic Regulation Order (TRO) fees

A Traffic Regulation Order is a legal order, enforceable by law, which allows the highway authority to regulate the speed, movement and parking of vehicles, and regulate pedestrian movement.

If the highway infrastructure works result in the introduction of a new TRO, or the amendment of an existing TRO, a fee of £2,000 (2007 prices) will be required to cover the city council’s costs in introducing or amending the TRO.

Further information

Further information can be obtained from the Urban Vision’s Highways Group, which provides highway services on behalf of the city council, by phoning 0161 779 4894 or visiting http://www.salford.gov.uk/living/streets/roadenquiries/roadadoption.htm
Health facilities

Adopted UDP Policy DEV5 identifies the potential scope of planning obligations including the “provision and improvement of social, community and other local facilities”, which includes health facilities. Paragraph 10.13 of the UDP, in the reasoned justification to Policy EHC3 (Provision and Improvement of Health and Community Facilities) states that: “Where development will increase the demand for facilities, the city council may seek to enter into a planning obligation with the developer to secure new or improved facilities”.

Poor health is one of the greatest problems affecting Salford, and the provision of a comprehensive range of accessible local facilities, including health facilities, is identified as one of the seven aims of the UDP. The importance of health issues in the city is also highlighted by “A healthy city” being one of the seven themes of Salford’s Community Plan and “Improving health in Salford” being one of the city council’s seven pledges.

Salford’s Annual Monitoring Report 2005/6 identifies the tackling of health inequalities as one of the key challenges for the emerging Local Development Framework (paragraphs 9.2.29-9.2.32). It identifies that Salford’s Standardised Mortality Rate for 1999-2003 was 136, with large disparities across the city. It also identifies that average life expectancy in Salford is 3.1 years below the national average for men and 2.6 years below the national average for women (section 2.7). Paragraph 9.2.32 specifically identifies that supporting accessible and high quality health services will be important to addressing health inequalities.

Therefore, where a proposed development would lead to a shortfall in health facilities, or exacerbate an existing shortfall, then planning obligations may be used to secure a contribution to improved facilities from the developer. The scale of any contribution would be calculated on a site-by-site basis, being directly related to the additional demand for health facilities that would result from the proposed development, and could potentially relate to primary and/or secondary care. The submission of a health impact assessment may be required to assist in identifying the likely effects of development proposals and therefore any consequent need for planning obligations to secure new or improved health facilities.

12.
IMPLEMENTATION, MONITORING AND REVIEW OF THE SPD

Implementation

The development control process will be the primary way in which the SPD is implemented. It will inform all major development proposals within the city. The SPD does not have the status of the development plan (for the purposes of Section 38 of the Planning and Compulsory Purchase Act 2004), but will be an important material consideration in determining planning applications.
Monitoring

The effectiveness of the SPD will be assessed each year in Salford’s Annual Monitoring Report. This will identify whether there have been any problems in implementing the SPD, and assess whether it is having its intended effects.  The key indicators will relate to the levels of contribution that are secured for each type of obligation (e.g. public realm; open space; etc), and for each part of the city.

Review

The assessment of the SPD’s performance in the Annual Monitoring Report will help to identify whether there is a need for the SPD to be reviewed. If a need for review is identified, then a timetable for this process will be included in Salford’s Local Development Scheme as resources permit.

APPENDIX A
ADOPTED UDP POLICY DEV5

[image: image1.png]Policy DEV 5
Planning Conditions and Obligations

Development that would have an adverse impact on any interests of acknowledged importance,
or would result in a material increase in the need or demand for infrastructure, services,
facilities and/or maintenance, will only by granted planning permission subject to planning
conditions or planning obligations that would ensure adequate mitigation measures are put

in place.

Reasoned justification

15.20 Planning conditions and obligations will be used, where required, to ensure that land is used
in the most appropriate and effective manner, to reduce the negative impacts of
developments, and to ensure that developments are integrated and coordinated with their
surroundings, contributing to the overall health of the area within which they are situated
In addition, the city council will negotiate with developers to secure additional community
and environmental benefits, where appropriate. The use of conditions and obligations will
be consistent with the tests set out in national guidance.

15.21The potential scope of planning obligations is very wide and may include

improvements to transport facilities, infrastructure and services;
improvements to environmental quality, including maintenance and
management;

provision, improvement and management of wildlife habitats and landscape
features;

improvement, restoration and recording of archaeological and historic sites
and features;

provision, improvement and management of recreation facilities;
improvements to security and community safety;

provision of affordable accommodation, and methods to ensure that it
remains affordable;

provision and improvement of social, community and other local facilities;
provision of waste recycling facilities; and

anything else related to the development

15.22These obligations may either be provided directly by the developer, or a financial sum may
be paid to the city council or another agency or organisation to fund their provision. Area
Action Plans and other Local Development Documents will provide more detail on what may
be required for particular types of development and in particular locations





APPENDIX B
OPEN SPACE CALCULATIONS

UDP policies

Adopted UDP Policy H8 (Open Space Provision Associated with New Housing Development) requires new housing development to make adequate and appropriate provision for formal and informal open space, and its maintenance over a twenty-year period. The amount of open space to be provided is calculated on the basis of the identified need deriving from the development, having regard to the aim of achieving the standards set out in Adopted UDP Policy R2 (Provision of Recreation Land and Facilities). 

The open space standards identified in Policy R2 are as follows:

a)
All households to be within:

i)
400 metres walking distance of a Locally Equipped Area of Play (LEAP);

ii)
1,000 metres walking distance of a Neighbourhood Equipped Area of Play (NEAP);

iii)
1,200 metres walking distance of a Neighbourhood Park;

iv)
3,200 metres walking distance of a District Park;

b)
A full range of youth and adult facilities in each Service Delivery Area;

c)
A minimum proportion of 0.73ha of high quality managed sports pitches per 1,000 population;

d)
A minimum of 0.25ha of equipped children’s playspace per 1,000 population; and

e)
Amenity open space to a standard reasonably related in scale and kind to the development it serves and sufficient to meet the need for casual children’s play space.

Calculating commuted sums

Sports pitch provision

The cost of providing a full-size sports pitch, measuring 0.96ha including runoff areas, is £65,000 (equating to £6.77 per square metre). The costs of providing junior pitches and mini soccer pitches are higher per square metre, at £10.24 and £10.20 respectively.

Utilising the lower of these figures, to meet the standard of 0.73ha of sports pitches per 1,000 population would cost £49,421. This equates to £49 per bed space. Utilising the figures for junior or mini soccer pitches would give a figure of around £75 per bed space.

Maintenance costs for sports pitches over a twenty-year period amount to £10 per square metre. This equates to £73,000 per 1,000 population (based on the 0.73 ha standard), or £73 per bed space.

Therefore, an average development may reasonably be expected to contribute at least £122 per bed space for the provision and maintenance of sports pitches, potentially increasing to £148 per bed space depending on the type of sports pitches provided.

Equipped children’s playspace

The standard for equipped children’s playspace set out in Adopted UDP Policy R2 is 0.25ha per 1,000 population. The cost of providing this amount of playspace depends very much on the type of facilities included within it. These could include, for example, traditional playground areas, swings or high quality imaginative play areas, etc, aimed at younger children, or skate parks, tennis courts, basketball courts, youth shelters, multi-use games areas (MUGAs), etc, aimed at older children.

The cost of providing a children’s equipped play area, measuring 0.1ha, is £144,900. This is based on a design including toddler and junior swings, springers, seesaw, multi-action units, slide and roundabout, together with fencing, surfacing, seats, picnic tables, litter bins and footpath link. The twenty-year maintenance cost for such a facility would be £65,420.

The cost of providing a 0.134ha MUGA would be £82,038. The twenty-year maintenance cost for such a facility would be £50,000.

A typical play area, providing facilities aimed at both younger and older children, might therefore combine these two facilities and measure 0.234ha, with a capital cost of £226,938 and twenty-year maintenance cost of £115,420. This would equate to £242,455 capital and £123,312 maintenance per 1,000 population (i.e. for a 0.25ha playspace, in accordance with the UDP standard), or a combined total of £366 per bed space.

Youth and adult facilities

Adopted UDP Policy R2 includes a specific standard for adult and youth facilities, which is the provision of a full range of such facilities within each Service Delivery Area. The National Playing Field Association (NPFA) recommends the provision of 0.4-0.6ha of youth and adult facilities per 1,000 population
, and this is considered to approximate to what is required to deliver a full range of facilities in each part of the city.

The table below identifies the capital costs of providing a range of different youth and adult facilities (figures from 2003/4).

	Type of facility
	Size
	Total cost
	Cost per sq.m.

	Bowling green
	0.09ha
	£90,000
	£100

	Tennis court
	0.134ha
	£67,338
	£50

	All-weather pitch
	0.134ha
	£82,038
	£61

	Skateboard and wheeled facility
	0.09ha
	£75,000
	£83

	
	0.03ha
	£38,813
	£129

	Basketball court
	0.0061ha
	£7,294
	£120

	
	0.03ha
	£16,777
	£56


Providing one of each type of facility (the larger of the options in the latter two cases, which have a lower cost) would have a total cost of £331,153 and a size of 0.478ha, equating to £69 per square metre. On the same basis, the provision of 0.4ha of youth and adult facilities per 1,000 population, meeting the lower end of the NPFA standard, would cost £277,115 or £277 per bed space. Maintenance costs vary considerably between different types of facility, but the cost for a multi-use games area of £37 per square metre, or £149 per bedspace would not be atypical. This would give a total cost of £426 per bedspace.

Amenity space

Adopted UDP Policy R2 requires the provision of amenity open space to a standard reasonably related in scale and kind to the development it serves and sufficient to meet the need for casual children’s play space.

The NPFA recommends a minimum of 0.4-0.5ha of informal children’s playspace per 1,000 population. Therefore, the provision of 0.4ha of amenity space for all users per 1,000 population is likely to be the minimum that is required in order to meet the policies of the UDP.

The capital cost of providing amenity space £17.50 per square metre, which equates to £70,000 for an area measuring 0.4ha, or £70 per bedspace. The twenty-year maintenance cost is £10 per square metre, which equates to £40,000 for an area measuring 0.4ha, or £40 per bedspace.

Parks

Adopted UDP Policy R2 also includes standards for accessibility to park facilities, in terms of all households being within 1,200 metres walking distance of a Neighbourhood Park and 3,200 metres walking distance of a District Park.

Financial contributions may be required from some developments in order to assist in ensuring that they meet the aforementioned accessibility standards, either through the provision of new parks or the improvement of existing parks to the necessary standards to meet the criteria for a Neighbourhood Park and/or a District Park. In these circumstances, it is unlikely that any single development could fund such provision/improvements, and therefore contributions may need to be pooled. The scale of any contribution will be dependent on the existing pattern and quality of provision, and the location of the proposed development, and therefore it is not appropriate to identify a typical contribution per bedspace. Contributions to other types of open space, such as playspace, amenity space, and/or youth/adult facilities, could potentially be directed towards new or existing parks.

Identifying an appropriate contribution

If a development were to be required to contribute to meeting all of the standards in the UDP, in accordance with the relevant policies, the costs would be as follows:

	Type of open space
	Cost per bedspace (£)

	
	Capital
	Maintenance
	Total

	Sports pitches
	49
	73
	122

	Equipped children’s playspace
	242
	123
	366

	Youth and adult facilities
	277
	149
	426

	Amenity space
	70
	40
	110

	Parks
	?
	?
	?

	
	
	
	

	Total
	638
	385
	1,024


Note:
Figures may not add up due to rounding

It is recognised that it may not be appropriate, necessary or viable for all developments to contribute towards the provision of all of these different types of open space. Therefore, for houses and larger apartments (three bedrooms or more), there will normally be an emphasis on providing equipped children’s playspace rather than youth and adult facilities, whereas the opposite will be the case for smaller apartments (two bedrooms or less), recognising the different occupancy characteristics that they are likely to have. This results in an average commuted sum of £598 per bed space for houses and larger apartments (£122 for sports pitches; £366 for equipped children’s playspace; and £110 for amenity space), and £658 per bed space for smaller apartments (£122 for sports pitches; £426 for youth and adult facilities; and £110 for amenity space). However, it may be appropriate to increase or decrease these figures in some circumstances, depending on the accessibility and quality of open space provision in the area within which the development is located, and the demand that is likely to be generated.

This would give the following commuted sums per dwelling for various types and size of dwelling:

	
	Dwelling size

	Dwelling type
	Student/

older persons accomm-odation
	Studio or 1 bedroom (2 bed spaces)
	2 bedroom (3 bed spaces)
	3 bedroom (4 bed spaces)
	4 bedroom (5 bed spaces)
	5 bedroom (6 bed spaces)

	House
	N/A
	N/A
	1,794
	2,392
	2,990
	3,588

	Apartment
	658
	1,316
	1,974
	2,392
	2,990
	3,588


Maintenance

Where the city council is to take responsibility for carrying out the future management and maintenance of the open space provided, whether this is on-site or off-site, this will require an adequate financial contribution to cover the maintenance for a twenty-year period in accordance with Adopted UDP Policy H8.

Where on-site provision is agreed, the long-term maintenance may be provided in the form of a management company or trust that is responsible for the upkeep of the open space in perpetuity to the satisfaction of the city council. In these circumstances, a covenant will be required to ensure that the area is available as public open space, together with an agreed specification for maintenance and management to ensure that the open space is properly cared for. Where satisfactory alternative arrangements for maintenance are agreed, then the payment of a financial contribution to the city council for the provision of this service will not be required.

APPENDIX C
CONSTRUCTION TRAINING CALCULATIONS

A study by the Joseph Rowntree Foundation, one of the largest social policy research and development charities in the UK, identified that 3 trainee construction workers are required per £1 million of development cost
.

Development costs can vary considerably between schemes, but, on average, £1 million will equate to around 10 dwellings or 1,000 square metres of non-residential floorspace.

Salford City Council’s employability target is for 25% of jobs to be filled from the local labour market, which would therefore equate to 0.75 construction worker trainees from Salford per 10 dwellings or 1,000 square metres of non-residential floorspace.

The total cost of supporting each person on the Salford Construction Partnership scheme is £10,000. Therefore, the construction training costs for Salford residents per 10 dwellings or 1,000 square metres of non-residential floorspace would be £7,500. This would equate to £750 per dwelling, or £7.50 per square metre of non-residential floorspace.

However, it is recognised that it is appropriate for other funding sources, including the city council, to make a significant contribution to these training costs. Consequently, the policy seeks a contribution of only 20% from major new developments.

Further information can be obtained from the city council’s Economic Development Team, on 0161 745 7844.

� Paragraph B23 of ODPM Circular 05/2005: Planning Obligations (July 2005)


� “Securing community benefits through the planning process: Improving performance on Section 106 agreements” – Audit Commission (August 2006)


� Chancellor of the Exchequer’s Pre-Budget Report (December 2006)


� National Playing Field Association (NPFA), (2001), "Six Acre Standard" 





� “Local labour in construction: tackling social exclusion and skill shortages” – Joseph Rowntree Foundation (November 2000)
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