PROVISION OF OPEN SPACE AND RECREATION SPACE ASSOCIATED WITH NEW RESIDENTIAL DEVELOPMENT
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1. Purpose and Principles of the Policy

1.1 This document constitutes Draft Supplementary Planning Guidance to the City of Salford’s adopted Unitary Development Plan, 1995 (UDP) in respect of policies H6 and H11: Open Space Provision Associated with New Housing Development (see Appendix A).

1.2 The document has been prepared to supplement policies H6 and H11 and to clarify how these policies will operate in practice, and in doing so, enable prospective developers to incorporate the open space requirements generated by their development proposals, thus ensuring that recreational needs are not seen as peripheral to the functioning of the development.

1.3 The City Council recognises that new housing developments are likely to increase demands on existing local open space provision. Recreational open space provision is an important component of the urban area and contributes significantly to quality of life within the City. Open space that is suitable for children’s recreational needs is considered to be particularly important, as children are one of the greatest users of the outdoor environment. It is important in terms of early social and physical development with long-term health benefits. However, it is also recognised that well designed open space provision can be of equal benefit to all residents regardless of age. The Government’s White Paper ‘Saving Lives: Our Healthier Nation’ recognises that health is affected by a range of factors, including access to leisure and recreation.

1.4 The approach advocated in Policy H6 places the responsibility for this provision with the developer. Government guidance on open space, sport and recreation, notably PPG17, recognises the value of recreation provision and endorses the principle of securing such provision, on a scale related to the development, through agreement with the developer. 

1.5 The implementation of the policy will be guided in part by the Urban Open Space Strategy (currently in preparation), which will highlight the areas within the City currently suffering from a deficit in outdoor recreation facilities.

1.6 This Guidance is in accordance with Planning Policy Guidance (PPG) Note 17: Planning for Open Space, Sport and Recreation; Circular 1/97: Planning Obligations; and Regional Planning Guidance (RPG) 13: North West. In addition, it has been prepared with consideration to guidance produced by The National Playing Fields Association (NPFA) and Sport England. This SPG is considered in light of section 54A of the Town and Country Planning Act, 1990, which requires an application for planning permission to be determined in accordance with the Development Plan, unless material considerations indicate otherwise.

Key Provisions

1.7 The key provisions guiding the implementation of this policy include:

· The policy will apply to any development of 50 bedspaces or more which incorporates 1 or more dwellings designed primarily as family accommodation.

· The policy requires an appropriate capital contribution for the provision of open space facilities which may be provided on site or off site. 

· The policy will seek an open space requirement of 0.06 ha per 100 bed spaces, split into 1/3 formal provision and 2/3 informal provision.

· The type of formal provision will depend on the demands likely to be generated by occupiers of the development and the needs of the local area (see para 1.9). 

· The calculation of open space contributions is based on the equivalent cost of standardised equipped children’s play facility and informal open space.

· All open space provision will require adequate maintenance contribution equivalent to ten years costs or satisfactory alternative provision for the long-term management of the public open space provided by a developer or landowner.

· The open space, and maintenance, provision will normally be achieved through a Section 106 (s106) agreement.

· The policy will apply to outline and full planning applications.

1.8 For developments comprising 200 bed spaces or more the starting point for the open space policy is for on-site provision. Exceptions to this policy may be as follows:

· Where the Urban Open Space Strategy highlights an existing area for improvements within easy walking distance.

· Where the open space cannot be achieved without creating future amenity problems.

· Where an on-site open space contribution would result in the creation of small areas of open space which serve little or no real recreation purpose.

1.9 Examples of open space improvements that could be provided through policy H6/H11 include:

· Provision of equipped children’s play space/ ball court/ skateboard parks;

· Laying out new or enhancing existing informal open space, for example through improvements to landscaping, footpaths, seating, lighting;

· Provision/improvement of new sports/recreation facilities, for example multi-use games courts/ sports wall/ improvements to changing facilities/ mini soccer pitches;

· Improved facilities in the local park, for example, tennis courts, pavilions, security;

· Environmental projects as part of an improvement to an informal recreation site;

· Improving accessibility, including road safety measures. 

1.10 A detailed explanation of the above principles will be provided in the remainder of the document.

2. Applying the Policy
2.1 Policies H6 and H11 seek to ensure that an adequate level of formal and informal open space is made within or associated with, new housing developments, in order to meet the recreational needs of residents who will occupy the developments.

2.2 The policy will apply to all new residential developments (whether private, public or Housing Association) comprising 50 bed spaces or more, which include any dwellings considered to be predominantly family accommodation. All bed spaces within such a development shall contribute to the calculation of the open space requirement.

2.3 “Predominantly family accommodation” is defined as being a dwelling of 3 bedspaces or more (i.e. 2 bedrooms or more, see Table 1). This includes apartments and flatted developments as well as dwelling houses. 

2.4 The standard for open space provision is based on the number of bed spaces to be generated by the development. The total number of bed spaces is determined by the dwelling mix. This is derived as follows:

1 bedroom dwelling
=
2 bed spaces

2 bedroom dwelling
=
3 bed spaces

3 bedroom dwelling
=
4 bed spaces

4 bedroom dwelling
=
5 bed spaces

5 bedroom dwelling
=
6 bed spaces






Table 1: Calculation of Bed spaces

2.5 The open space requirement is calculated using a ratio equivalent to 0.06 ha per 100 bed spaces. This is derived from the children’s play space standards promoted by the NPFA. In practice this will mean:

50 bed spaces - 


0.03 ha (0.08 acres) of open space 


100 bed spaces - 


0.06 ha (0.15 acres) of open space

150 bed spaces -


0.09 ha (0.23 acres) of open space

200 bed spaces - 


0.12 ha (0.3 acres) of open space

400 bed spaces - 


0.24 ha (0.6 acres) of open space

600 bed spaces - 


0.36 ha (0.9 acres) of open space

800 bed spaces - 


0.48 ha (1.2 acres) of open space

1000 bed spaces - 


0.60 ha (1.5 acres) of open space

over 1000 bed spaces - 
0.12 ha (0.3 acres) for every additional 200 bed spaces provided
Table 2: Open Space Requirement
2.6 The open space provision should consist of two-thirds informal open space and one-third formal facilities.

2.7 The requirement excludes land set aside for purely amenity and/or landscaping function, which will normally be expected to be provided by developers in addition to that required under policy H11, and as normal design requirements. The requirement also excludes open space provided by private or semi-private gardens.

2.8 The policy will not be applied to proposed developments which do not incorporate any element of “predominantly family accommodation”, for example sheltered housing for elderly people, retirement homes or student accommodation or where the development consists solely of one bedroom dwellings. It should be noted, however, that in such circumstances the City Council will continue to consider open space provision as a material planning consideration on a case-by-case basis, and will encourage the provision of amenity open space within the development.

Outline Applications
2.9 In the case of an outline application where the number and type of dwellings is not known, a s106 Agreement and conditions will be attached to the outline planning permission requiring the details of the open space provision to be agreed in line with the provision of this SPG. This will include size, layout, location and design and will form part of the approval of reserved matters along with a s106 Agreement outlining the scale of costs for capital contribution and maintenance. This will form part of the approval of reserved matters. Development will not be permitted to start until a detailed scheme and financial contribution have been agreed. The detailed scheme proposals will be required to be submitted in writing and the financial contribution will be the subject of the formal s106 Agreement. 

2.10 There may be occasions where a more precise contribution figure is required at the outline application stage, in these cases the Council will request more information to enable a calculation to be made; e.g. a dwelling density figure.  

Aggregated Developments

2.11 There may be instances where it is appropriate to have regard to the aggregated effect of two or more small but related developments in the same area, which if considered in isolation would not trigger the requirements of policy H11, but together would trigger the policy and place a significant pressure on existing recreational open space in the area. For example, if a developer submitted two or more applications in quick succession for small residential developments in the same local area which were clearly intended to be developed within the same general time period, they could reasonably be considered to be related and treated together in terms of Policy H6.

Phased Development

2.12 In the case of phased developments that are likely to take some years to complete, and full details of the whole development are not known, the total open space requirement will be estimated from the projected number of bed spaces for the whole site, based on the ratio of bed spaces per hectare to be generated by the first phase of the scheme or 30 dwellings per hectare – whichever is higher. If the total estimated number of bed spaces triggers the policy requirements, the developer of each phase will be required to contribute proportionately to the required provision, even if individually, a phase would not exceed the 50 bedspace threshold. This requirement will be built into the original s106 Agreement.

2.13 Upon receipt of an application for the first phase of a larger scheme the Local Planning Authority will require details covering the proposed open space contribution for the whole development; this may include an indicative layout plan of on-site provision, and/or an agreement to the required financial contribution. A s106 Agreement to secure the open space requirement for the whole development will be attached to the initial planning application decision notice. The legal agreement will specify the type and amount of open space to be required from the complete development, along with the timescale to be adhered to, to ensure the provision of sufficient open space.   
2.14 In general, the open space contribution shall be provided prior to the occupation of the first dwellings. This principle will be subject to discussion at the application stage.

Other Circumstances

2.15 Policy H6 will apply in cases of large-scale conversions and redevelopment, which would result in the creation of 50 additional bedspaces. It will also apply to the renewal of existing residential planning permissions if the policy was not satisfactorily agreed originally or local circumstances have changed; or where the original planning permission has lapsed.

Chapel Street Planning Obligations Policy

2.16 A specific planning obligations policy has been adopted for the Chapel Street area. Depending on individual circumstances, particularly relating to the key criteria of “predominately family”, the provision of, or contributions toward, open space may be required in addition to any obligation secured through the Chapel Street Policy.

3. What Type of Provision is Required?
3.1 The open space provision associated with new residential development should aim to provide open space facilities in line with the identified local need.

Large Housing Developments (200+ Bedspaces)

3.2 For developments comprising more that 200 bedspaces, the developer will often be required to meet the stated open space provision within the development site. This will be determined in agreement with the Council when considering the merits of individual cases. On site provision is particularly desirable in locations where there is no existing formal outdoor recreation provision or area suitable for improvement within a reasonable walking distance. 

3.3 On site open space provision will normally consist of two thirds informal open space and one third formal equipped play space. For example, a proposed development of 200 bed spaces would require 0.12ha (1200m2) of open space, of which 800m2 (2/3) should be informal open space and 400m2 (1/3) should be equipped play space (see para’s 2.5/2.6). 

3.4 The maximum size of equipped play space required on site will normally be no greater than 900m2. This could be split into 2 smaller areas if appropriate. For very large developments (for example over 1000 bed spaces) the excess contribution will be directed either towards improvements to existing open space or a requirement for increased informal open space provision.

3.5 Detailed guidance on standards and specifications, for example the number and type of play items to be provided, general layout requirements, safety standards, landscaping specifications and levels and drainage, is given in Appendix B.

3.6 The informal open space should be an area specifically designed for informal recreational activities, for example suitable for informal ball games, wheeled toys and casual children’s play. This provision should aim to provide well-designed, good quality informal open space for a wide range of users and uses. It should provide a mix of grassed areas with areas of planting in-keeping with the function of the area. The informal open space should include pathways laid out in a logical manner for maximum use and to reduce potential for crime or fear of crime, as well as street furniture such as benches, lighting and boundary treatment where appropriate. On-site/new informal open space provision may be required where it would create linkages between existing areas of greenspace and should provide high quality, accessible open space. 
3.7 New informal open space may provide opportunities for additional tree planting within the urban area, with an emphasis on native species, to increase the overall stock of urban trees and to enhance the ecological, recreational, educational and landscape benefits provided (further details are provided in Appendix B).
3.8 Informal open space within a new housing development may provide opportunities to create Sustainable Drainage Systems. This could take the form of: the provision of swales, detention ponds, infiltration basins and porous surfaces as an alternative to conventional drainage systems to minimise flooding and environmental damage as a result of uncontrolled surface water run-off. These areas should be designed as attractive open space within and around new housing developments. Furthermore, it is important that any open space and recreation provision is drained by use of SuDS wherever this is possible. The provision of sustainable drainage systems is subject to sufficient maintenance funding and the agreement of United Utilities to adopt the system, or suitable alternative long-term management and maintenance arrangements are secured.
3.9 Where an equipped play area is to be constructed on site it may be appropriate for part of the informal open space requirement to be used to provide the required buffer zone around the equipped play space (see para 7.6). This area should be landscaped with consideration to details outlined in Section 7.0: Design Issues for Play Facilities.

3.10 The informal open space should not be fragmented into small incidental areas which would not provide usable play areas. The required area should be designed as an integral part of the housing scheme. More advice concerning design is given in Section 7.0.
3.11 For developments where the required provision is to be met on site, the layout and construction of the formal and informal areas will normally be the responsibility of the developer. Such areas must be designed to the City Council’s specifications and standards and evidence must be supplied that provision has been made for the maintenance of the open space over a 10-year period; this could be in the form of a commuted sum payable to the City Council.

3.12 There may be occasions where it will be considered preferable for the developer to provide open space off site (see Section 4.0) particularly for smaller housing development.

Small Housing Developments (50-200 Bedspaces)

3.13 For smaller developments, between 50 and 200 bed space, on site provision may result in the creation of small areas of open space which serve little or no real recreational purpose. Experience has indicated that the provision of on-site facilities can create a nuisance, especially where the purchasers of the properties were unaware of the location of the open space (see para 6.10) and on smaller sites it may be more difficult to secure acceptable separation distances between play facilities and individual houses (see para 7.6). 

3.14 In such cases, the City Council will seek to meet the requirement of the policy by off site provision taking into account existing provision in the area (see section 4.0). The associated increase in dwellings/bedspaces created resulting from the additional land available on site for development would be reflected in an equivalent increase in the open space requirement, and therefore the financial contribution.

3.15 As a minimum, the formal open space element will normally be required either in the form of new facilities or improvements to existing. In areas of the City where existing good quality informal open space provision is considered particularly deficient, the City Council may also require improvements to existing informal open space or new on-site informal open space provision. These deficiency areas and priorities for improvements are identified in part in the Urban Open Space Strategy.

4. Considerations for Off-Site Provision
4.1 For developments where the open space requirement is to be met off site, the work can be undertaken by either:

· the City Council on land within Council ownership, with a financial payment from the Developer covering the costs of the works; or

· the Developer, under licence from the City Council if on land within Council ownership, to an agreed specification.

4.2 .When identifying a suitable site, the City Council will look in the first instance at the availability of existing outdoor recreation sites within a reasonable walking distance of the development.

4.3 Where local play facilities are deemed adequate, the City Council will seek to use the contribution for alternative outdoor recreation needs in the local area (see para 1.7). The ‘local area’ will be taken as the Community Committee Areas (see Map in Appendix D) within which the development is located – unless the development falls on or near the boundary of a CCA, in which case provision in the adjoining CCA will also be considered, where it remains within reasonable walking distance of the development. The Urban Open Space Strategy will be used as the framework for this consideration which will include contributions towards other Youth and Adult outdoor recreation facilities and sports pitch improvements.

4.4 Where the financial contribution is to be used towards improvements to formal sports facilities, a more flexible approach will be applied, as it is reasonable to consider that residents will travel further to use this type of facility. This approach will ensure that the financial contribution can be as closely related to the proposed development as practical.

4.5 In some circumstances, it may be appropriate for the off-site provision to be in the form of a contribution towards a more significant open space improvement, which the development is not expected to fund alone. In such cases, the financial contribution will be ring-fenced until sufficient funds have been secured from other housing developments and funding sources to undertake the agreed improvements.

4.6 In such cases, developers will be informed what improvements their contribution will be directed to. If the contribution is not spent within 5 years, developers will have the right to recover the money (see para. 6.9). In some cases it may be appropriate to use part of the contribution on small improvements within the vicinity of the development and the balance of the contribution would remain as part of overall proposals which require a number of contributions from a number of different sites. This would not restrict or override the provisions for repayment after 5 years. 

4.7 In applying this policy, the City Council will be mindful of Government guidance detailed in Circular 1/97 Planning Obligations, which states that a direct relationship should be established between a particular benefit and an individual planning application. The emphasis will always be on meeting the needs of the occupiers of the proposed development, but in a way that maximises the benefit for the wider community.
Consultation

4.8 In many instances, the Urban Open Space Strategy will provide broad guidance as to where the contributions may best be applied. But it will often be in the developer’s interest to undertake their own consultations, particularly to seek agreement about the most needed facilities and their precise locations.
5. The Financial Contributions
5.1 Financial contributions may take two forms:

· a capital sum calculated as equivalent to the cost of designing, laying out and constructing a children’s equipped play area and informal open space.

· a commuted sum to cover maintenance of the facility and open space provision over a 10 year period (or in the case of provision being met by the developer on site, maintenance of the total open space area, as costed from the approved layout plan).

Capital Costs

5.2 It should be noted that whatever type of outdoor recreation is to be provided, for consistency, the sum is calculated on the basis of the equivalent cost of standardised equipped play areas and informal open space (see Appendix B).

5.3 Appendix C gives a schedule of capital costs and commuted sums generated by developments of different sizes and is intended as a guide to developers in determining their required level of contribution. Separate sums will be calculated on a pro rata basis for development falling between the sizes indicated on the schedule. The exact figure will be agreed with the developer in line with this scale and taking into account the number of bedspaces. For developments larger than 1000 bedspaces the contribution will be calculated on a case-by-case basis.

5.4 The financial aspects of operating this policy (Appendix C) will be monitored and reviewed on an annual basis to ensure that costs remain up to date. Prospective developers should ensure they are referring to the current commuted sum schedule.

Commuted Maintenance Costs

5.5 All open space provision, whether on-site or off-site, will require provision for long-term maintenance of the facilities. This will be secured through the s106 Agreement. 

5.6 The maintenance can be provided in one of two ways:

· to pay a commuted sum figure equivalent to 10 years maintenance, with the transfer of land to the City Council for future management and maintenance, subject to agreement of the Environmental Services Directorate; or

· through a management company or trust to be responsible for the upkeep of the open space to the satisfaction of the City Council.

5.7 The commuted sum for maintenance over a 10 year period will be calculated on a pro rata basis, derived from the projected maintenance cost of the facility. For on site provision, the exact maintenance figure will be calculated from the proposed layout plans, once approved, and will cover both the equipped and informal elements of the scheme (see Appendix C).

5.8 For off site contributions, where the developer is providing improvements to a site that is already maintained by the City Council, a reduction in the 10 year commuted sum payment may be appropriate (see Appendix C).

5.9 If maintenance is to be provided in the form of a management company/trust a covenant is 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 maintained. 

6. Procedures for Provision and Dedication of Open Space and Payment of Financial Contributions
6.1 The process for securing s106 Agreement and appropriate site works is outlined in Appendix E. 

6.2 The developer will normally be required to enter into a s106 Agreement to secure the provision or improvements and proper maintenance of the open space created in accordance with Policies H6/H11.

6.3 Developers are encouraged to enter discussions with planning officers prior to submitting their planning application to consider the general implications of the policy for their proposed scheme. On submission of a full application, the area to be set aside for open space should be clearly marked on a plan. If the Director of Development Services considers this to be adequate in terms of size and location, the applicant will then be asked to submit detailed proposals covering layout, equipment type and landscaping. These will be approved in principle prior to being incorporated into a draft s106 Agreement. 

6.4 In relation to an outline permission, it is considered beneficial for developers to enter discussion with planning officers at the earliest point possible with regards to open space issues generated by their proposed development. The s106 Agreement will require the approval of open space provision as part of a reserved matters application if there is insufficient information with regards to bedspaces and development layout provided in the outline application to determine the requirement at that stage.

6.5 If the developer is seeking to have the open space subsequently transferred to the City Council, a sum for future maintenance will then be calculated, also for inclusion in the s106 Agreement.
6.6  Arrangements for payment of the commuted sum and/or provision of the open space will be set out in the s106 Agreement, as appropriate to the circumstances of the development. Where possible, the following standard arrangements will apply:

· In the case of on site provision, the open space area should normally be laid out prior to:
· the formal completion of sale of the first property on the development

OR

· the issue of a Certificate of Completion of Build by the Local Authority’s Building Inspector or the equivalent of such a Certificate issued by any independent Building Inspector or the National House Building Council.
· Where financial contribution is to be paid in lieu of on-site open space provision, 50% of the capital contribution shall be paid prior to commencement of development and 50% on first completion of sale, or issue of Certificate of Completion of Build.

· For larger developments (for example above 500 bedspaces) it may be acceptable for the payments to be made in stages relating to the completion of certain percentages of dwellings (25%, 50% and 75% of residential units completed).
· Where residential units are not for sale but are the subject of tenancy agreements, the trigger for payment would be 50% prior to commencement of development and 50% on the date of the tenancy agreement. Where such agreement is not signed, the date of the first occupation will be used, which ever is the sooner.   
· Where a maintenance sum is to be paid, this will normally be due on transfer of the land to the City Council.
· Where land is to be transferred to the City Council, the developer will normally be required to remain responsible for its maintenance for an initial establishment period of 2 years, following which the 10-year maintenance period will start.

· Developers should pay all legal and administrative costs incurred as and when the land is transferred into the Council’s ownership.

6.7 In the case of phased developments, in order to clarify which phase would be responsible for what type of open space contribution, the first phase approval notice should include a condition relating to a specified timescale for provision to be adhered to and the type of contribution required. 

6.8 During the course of development, at interim key stages, and following completion of the open space/play area, compliance with the approved details will be checked by an independent Clerk of Works. The cost of this will need to be agreed as part of the contribution. A satisfactory completion and handover date will be agreed between the developer and the City Council.

6.9 The Local Authority will carry out an annual audit of all open space provision associated with new residential developments, to determine where the open space financial contributions have been directed. Any funds which have not been utilised within 5 years of receipt of the contribution will be refunded to the developer.
6.10 It is the duty of the developer to inform all prospective purchasers of the development or individual properties of the existence and extent of the play area/ open space that is located within and/or adjacent to a development. Drawing attention to the play area or open space at an early stage may help to avoid any potential future conflicts regarding its location in relation to residential properties.  

7. Design Issues for Play Facilities
7.1 Where open space provision is met on site, the required area should be designed as an integral part of the housing scheme. In choosing the location for a play area, developers will be expected to consider the proper surveillance and safety of young children. Play areas should relate well to the footpath network serving the development and be located away from main roads or other potential dangers. All play areas should be provided with a suitable form of enclosure. A minimum specification for fencing is included in Appendix B.

7.2 Favourable consideration will be given to play areas which utilise natural features of the site and encourage imaginative and adventurous children’s play. Play equipment and surfacing should comply with relevant British safety standards (see Appendix B).

7.3 In larger developments where a substantial play area is required, consideration should be given to providing a range of equipment suitable for children of different ages and abilities. Careful landscaping and design can help minimise potential conflict between different age activity zones. The design of open space and equipped play areas must take account of health and safety and risk which may arise from neighbouring land. The amount of open space should not be fragmented into small areas of incidental open space which would not provide usable play areas.

7.4 Careful design will be particularly important in smaller developments where the required play area may not be big enough to accommodate larger pieces of equipment with a sufficient ‘buffer zone’. In such cases, provision of equipment should be aimed at the youngest age group and be appropriate to the scale of the development. Further guidance on appropriate equipment selection is given in Appendix B.

7.5 Whilst play areas should be closely integrated with the housing scheme, the location should respect the amenity of nearby residential properties. A well located play area can achieve a degree of informal supervision from neighbouring properties making it less likely to become a potential nuisance or vulnerable to anti-social behaviour. Landscaping should be used to minimise conflicts with adjacent uses, but dense planting which obscures views in and out of the site should be avoided, as this can impact on personal safety. The principles embodied in the Supplementary Planning Guidance – Designing Out Crime provide further guidance on this issue. 

7.6 In assessing the suitability of locations for equipped play areas, the City Council has developed criteria to minimise any risk of potential noise nuisance from the facility. Usually the location of play areas should be sited at least 30m away from the boundary of any noise sensitive property such as dwellings. This separation distance should be measured from the closest boundary of the equipped play area. In exceptional instances, for example the provision of small equipped play areas, the City Council may consider smaller separation distances in line with the NPFA’s Six Acres Standard.

7.7 It should be noted that other forms of play equipment, such as skateboard ramps/ ball courts/ rebound walls, are likely to require noise separation distances well in excess of 30 metres.

7.8 Where sufficient separation distances cannot be practically accommodated, satisfactory alternative means of minimising the noise from the play area must be provided. This may take the form of an acoustic barrier, located either adjacent to the play area or alternatively, adjacent to the boundary of the noise sensitive properties. Care must be taken in the design of such barriers to avoid impacting on crime prevention measures, for example obscuring of views in and out of the play area.

7.9 It would be advantageous for a developer to contact the Environmental Services Directorate at the design stage to allow an input into the location and design of equipped play areas and to ensure that a site is capable of meeting the necessary noise reduction measures. This may save time and money later in the process.

APPENDIX A: UNITARY DEVELOPMENT PLAN POLICIES

H6 Open Space Provision Within New Housing Developments 

(Part 1 policy)

In considering planning applications for developments incorporating dwellings designed for predominately family accommodation, the City Council will seek to ensure the adequate provision and future maintenance of facilities for informal open space and children’s play.

Reasoned Justification 

This policy seeks to ensure that an adequate level of informal open space and children’s play provision is made within new housing developments in order to meet the needs of local residents.

The creation of new areas of open space can be particularly important in densely developed area of the City where the existing level and distribution of open space may be inadequate to meet the needs of the local community and where additional housing development will place increased strain on existing open space provision. Specific standards for open space provision within new housing developments are given in policy H11.
H11 Open Space Provision Within New Housing Developments

(Part 2 policy)

For housing developments comprising more than 200 bed spaces, the developer, in conformity with Policy H6, will be required to provide open space in accordance with the following sliding scale:

200 bedspaces

0.12 ha (0.3 acres) of open space

400 bedspaces

0.24 ha (0.6 acres) of open space

600 bedspaces

0.36 ha (0.9 acres) of open space

800 bedspaces 

0.48 ha (1.2 acres) of open space

1000 bedspaces
0.60 ha (1.5 acres) of open space

Over 1000 bedspaces
0.12 ha (0.3 acres) for every additional 200 bedspaces provided

This open space provision will normally consist of two thirds casual or informal open space and one third equipped children’s play space.

For developments of between 50 and 200 bedspaces an area of open space shall be provided within the site commensurate with the scale of the development, or alternatively a contribution shall be made to the satisfaction of the Local Planning Authority.

Developers will normally be required to enter into legal agreements to secure the provision and maintenance of all Public Open Space of principal benefit to the development itself, or where appropriate, to secure the provision and maintenance of Public Open Space elsewhere in the local area commensurate with the likely increase in demand generated by the development.

Reasoned Justification

This policy will ensure the adequate provision of open space in new housing developments in accordance with policy H6.

The open space and children’s play areas provided must be suitable in terms of size, location, topography and layout and should be designed as an integral part of the housing scheme. Fragmented areas of incidental open spaces and areas which are generally out of sight should be avoided.

For developments of less than 200 bedspaces, the rigorous application of standards may result in the creation of small open space areas which may serve little or no real purpose. However, on the basis that any housing development of fifty bedspaces or more is likely to increase demands on existing local open space provision, the City Council may seek a planning obligation from the developer to undertake improvements to existing open space areas or recreation facilities.

Developers will normally be expected to enter into legal agreements to secure the proper maintenance of open space areas created in accordance with the requirements of this policy. This agreement will normally require that the open space is maintained by a specified person with an interest in the land to the satisfaction of the City Council, or alternatively, that a sum of money be paid to the City Council which should normally be the commuted equivalent of ten years maintenance costs.

APPENDIX B: MINIMUM STANDARDS FOR PROVISION OF EQUIPPED PLAY 

AREAS AND INFORMAL OPEN SPACE

This section is intended as guidance for developers undertaking to design and provide the required open space provision on site. It also sets out the relevant standards and specifications used as a basis for calculating commuted sums in respect of off-site provision.

Play Equipment
All items of play equipment should be constructed to relevant British Standards (BS 5696 Playground Equipment Intended for Permanent Installation Outdoors; or DIN 7926 Playground Equipment for Children), as supplied by most reputable play equipment manufacturers. 

Examples of appropriate equipment include:

a  toddler multi action unit

b  junior multi action unit

c  toddler anti-wrap double swings (8’)

d  junior anti-wrap double swings (10’)

e  roundabout (whirling platform)

f  see-saw (non-bump)

g  springer

Equipment should be selected with due regard to the scale of the required play area. Developers should take into consideration the recommended  minimum use zone for each type of equipment, as specified by the manufacturer.

Below are examples of possible combinations of play equipment, appropriate to a range of different size play areas. The figure given in brackets is the required area of safety surfacing for the specified play item, but this will vary depending on the manufacturer’s specification.

100 sq.m. play area

Toddler (cradle) swings, 2 bay (8’) anti-wrap
(42 sq.m.)





Springers x 2




(8 sq.m.)





See-saw




(28 sq.m.)

200 sq.m. play area

Toddler (cradle) swings, 2 bay (8’) anti-wrap
(42 sq.m.)





Roundabout




(25 sq.m.)





Springer




(4 sq.m.)





Slide, 2 metre




(34.75 sq.m.)





See-saw




(28 sq.m.)

300 sq.m. play area

See-saw




(28 sq.m.)





Toddler (cradle) swings, 2 bay (8’) anti-wrap
(42 sq.m.)





Junior (flat) swings,2 bay (10’) anti-wrap

(48 sq.m.)





Springer 




(4 sq.m.)





Toddler Multi Action Unit


(54 sq.m.)

400 sq.m. play area

See-saw




(28 sq.m.)





Toddler (cradle) swings, 2 bay (8’) anti-wrap
(42 sq.m.)





Junior (flat) swings,2 bay (10’) anti-wrap

(48 sq.m.)





Springers x 2 




(8 sq.m.)





Toddler Multi Action Unit


(86 sq.m.)





Roundabout




(25 sq.m.)





Climbing Frame




(20 sq.m.)

500 sq.m. play area

See-saw




(28 sq.m.)





Toddler (cradle) swings, 2 bay (8’) anti-wrap
(42 sq.m.)





Junior (flat) swings,2 bay (10’) anti-wrap

(48 sq.m.)





Springers x 2 




(8 sq.m.)





Toddler Multi Action Unit


(54 sq.m.)





Junior Multi Action Unit



(102 sq.m.)





Slide, 2 sq.m.




(34.75 sq.m.)

600 sq.m. play area

See-saw




(28 sq.m.)





Toddler (cradle) swings, 2 bay (8’) anti-wrap
(42 sq.m.)





Junior (flat) swings,2 bay (10’) anti-wrap

(48 sq.m.)





Springers x 2 




(8 sq.m.)





Toddler Multi Action Unit


(86 sq.m.)





Junior Multi Action Unit



(135 sq.m.)





Climbing Frame




(20.5 sq.m.)

900 sq.m. play area

Junior Multi Action Unit



(105 sq.m.)





Junior Multi Action Unit



(135 sq.m.)





Climbing Frame




(51 sq.m.)





See-saw or roundabout



(28 sq.m.)





Toddler (cradle) swings, 2 bay (8’) anti-wrap
(42 sq.m.)





Junior (flat) swings,2 bay (10’) anti-wrap

(48 sq.m.)





Springers x 4 




(16 sq.m.)






Slide





(34.75 sq.m.)
Safety Surfacing

Safety surfacing shall be provided beneath individual items of play equipment. The City Council recommends wet pour rubber safety surfacing as the most practical. Safety surfacing must be installed in accordance with BS 5696 and shall comply with minimum use zones and critical falling heights specified by the manufacturer of the individual items of equipment. 

The siting of play equipment within the play area should allow for adequate circulation between individual items.

Fencing 

As a minimum, each equipped play area should be surrounded by fencing that meets the following specification.

1450mm high steel Bowtop fencing, comprising of 50mm x 12mm self supporting standards, set 450mm deep into the ground at 2750mm centres in 300mm x 300mm square concrete foundations, with 2no 38mm x 8mm horizontal rails 1no centre support rest, 38mm x 8mm set 225mm deep into ground in 200mm x 200mm square concrete foundations.

All 16mm diameter Bowtop infills at 125mm centres, welded to horizontal rails and bolted to standards with 8mm x 40mm galvanised bolts, nuts and washers.

All corner posts to be 90 degree fixing, with concrete foundations as standards.

All metal work to be galvanised and painted to BS 12 D43.

The use of design features and/or art work within the fencing can turn the boundary treatment into a significant design feature within the site and should be considered (although it should be noted that a solid enclosure will not be acceptable, from a safety point of view).

Sign

The manufacture and erection of a sign and 1 spare for store to the satisfaction of the City Council should be provided. 

Self Closing Gate

The access point to each equipped play area is to be fitted with an approved self closing gate 2 metres long by 1 metre wide.

Benches and litter bins

A minimum of one bench and one litter bin should be provided for each play area increasing in number with size of play area.

Footpaths
The footpath network should ensure the play area is readily accessible from the houses which the facility is intended to serve and provide suitable links into the wider footpath network serving the development site.

Footpaths should be surfaced in a material considered to be appropriate to the location of the area by the Development Services Directorate. All footpaths shall have an approved edge restraint.

Landscaping

The landscaping of the informal area of open space shall be a mix of shrubs and grass. The species of trees proposed should be appropriate to the design of the area. Whilst native trees are the preferred option in many instances, to improve biodiversity, they are often larger and not necessarily tolerant of pollution and urban stress. They will be appropriate on larger greenspaces but on smaller informal sites close to roads and buildings a more compact, tolerant and lower maintenance species may be more suitable. Guidance in respect of tree species should be sought from the City Council, where there may be doubt.  The design of the landscape scheme shall be subject to the approval of the Development Services Directorate.

Levels and drainage

The developer shall submit for the City Council’s approval full details of levels within each of the play areas relative to those of the surrounding landscape. Included in this submission shall be full details of the nature and quantity of any proposed fill material imported into individual play areas.

The developer must also provide full details of drainage layouts for each of the play areas. These details would also have to be to the satisfaction of the Director of Development Services.

APPENDIX C: SCHEDULE OF FINANCIAL CONTRIBUTION REQUIREMENT

	No. Bedspaces
	Open Space Requirement (ha)
	Equipped Play Requirement
	Capital Cost £
	10 year Maintenance Cost £/annum
	10 year Maintenance Cost for Existing Sites
	Informal Open Space Requirement
	Capital Cost £
	10 year Maintenance Cost £

	50
	0.03
	100m2
	21,268
	2,586
	1,986
	200m2
	3,500
	1,000

	100
	0.06
	200m2
	36,967
	2,945
	2,345
	400m2
	7,000
	2,000

	150
	0.09
	300m2
	45,468
	2,945
	2,345
	600m2
	10,500
	3,000

	200
	0.12
	400m2
	66,999
	4,025
	3,425
	800m2
	14,000
	4,000

	400
	0.24
	800m2
	104,869
	4,025
	3,425
	1600m2
	28,000
	8,000

	600
	0.36
	900m2
	142,740
	5,104
	4,504
	2400m2
	31,500
	12,000

	800
	0.48
	900m2
	142,740
	5,104
	4,504
	3200m2
	31,500
	16,000

	1000
	0.60
	900m2
	142,740
	5,104
	4,504
	4000m2
	31,500
	20,000


These costs relate to 2003 prices. 

It should be noted that a detailed breakdown of rates for grounds maintenance works can not be made available as this work is subject to competitive tendering.

These costs do not include the cost of Clerk of Works, which will be additional to the above rates.

APPENDIX D: COMMUNITY COMMITTEE BOUNDARIES
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APPENDIX E: H6 PROCEDURE FOR COMMUTED SUM PAYMENTS AND WORKS

Early Discussions with Applicant 
APPENDIX F: REFERENCES AND RELEVANT PUBLICATIONS

The Town and Country Planning Act (1990)

DoE (1997) Circular 1/97: Planning Obligations
Government Office North West (2003) Regional Planning Guidance 13: North West
National Playing Fields Association (2001) The Six Acre Standard: Minimum Standards for Outdoor Playing Space
ODPM (2002) Assessing Needs and Opportunities: A companion guide to PPG17
ODPM (2001) Planning Policy Guidance Note 17: Planning for Open Space, Sport and Recreation
ODPM (2002) Planning Policy Guidance Note 25: Development and Flood Risk
Salford City Council (1995) Unitary Development Plan 
Salford City Council draft Urban Open Space Strategy
Sport England (2001) Providing for Sport and Recreation through New Housing Development: Good Practice Guide

Discussions about


level of contribution


on site versus off site


what is to be funded





Discussions with Estates if off


Site contribution on Council land








Development 


Team Approach





Application Submitted





Planning Approval


/ Section 106





Notify Development


Control of completion/handover





Agree satisfactory 


completion and 


handover date to Environmental Services





Works to be independently checked by Council





Developer to


Undertake works





Works to be 


independently 


checked by 


City Council





Developer to submit details 


of design for approval by Development Control


/ Landscape Group





Agreement with Estates over 3rd party liability





On Site





Off Site





Developer to Undertake Work





Council to undertake work





Capital Paid in full 


or installments





Environmental Services engage landscape designer





Case officer to notify relevant parties of receipt of payment





Environmental Services 


inform Development 


Control that works 


completed





Development Control


inform developer that 


obligation fulfilled
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