




______________________________________________________________

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR HOUSING

ON 18th MAY 2006
______________________________________________________________

TITLE: Salford Affordable Housing Programme 2006-2008 – Housing Corporation Allocations

______________________________________________________________

RECOMMENDATIONS:  That Lead Member

1. Notes the Registered Social Landlord (RSL)-led housing developments allocated funding from the Housing Corporation Affordable Housing Programme (AHP) 2006-2008.

2. Notes the increase in grant funding secured from the Housing Corporation between the Approved Development Programme 2004-2006 and AHP 2006-2008.

3. Notes the total grant and number of units secured in the ADP 2004-2006.

4. Approves the press release about the AHP 2006-2008 allocations.

5. Endorses the efforts of senior management to apply the experience (paragraph 3.10) of delivering the ADP 2004-2006.

6. Note the monitoring arrangements for the 2006-2008 AHP.

______________________________________________________________

EXECUTIVE SUMMARY: 

In 2004-2006 the key developing Registered Social Landlords (RSLs)  in Salford were allocated £9,862,233 funding from the Housing Corporation’s Approved Development Programme (ADP) to develop 294 homes. At March 31st 2006 £5,737,525 grant had been secured to develop 225 homes. The loss of funding was predominantly in Seedley and Langworthy and was a result of complex site assembly, which required Compulsory Purchase orders (CPOs), which delayed start on site. This meant that the RSLs could not confirm the grant within the two-year period demanded by the Housing Corporation. Alternative sites for the allocations were investigated - however no appropriate sites were available. 

In 2005 the Housing Corporation changed the name of their Approved Development Programme to Affordable Housing Programme and introduced new products, which included new build homebuy (an improved version of shared ownership) and social homebuy. 

In September 2005 the Lead Member for Housing approved a draft programme of bids to be submitted by the Council’s lead RSL partners – Manchester Methodist Housing Group (MMHG) and Contour Housing - to the Housing Corporation’s 2006-2008 funding round. In April 2006 the allocation of funding was announced and Salford was successful in securing £16,899,554 in total. This includes funding for reserve schemes.

Several key schemes did not receive funding: 

1 Phase 1 Humphrey Booth Gardens

2 Langworthy Gateway

3 Langworthy Road Church Project

4 Jubilee Street

The Head of Housing will be writing to the Housing Corporation to lobby for additional funding. The RSLs are investigating how their programmes may be reprogrammed to deliver the schemes. Housing Market Renewal officers working with the RSLs will be investigating alternative options for delivering the schemes.

From informal feedback from the Housing Corporation the schemes did not receive funding in Seedley and Langworthy because it considered grant per unit cost high and it had concerns about deliverability. Humphrey Booth Gardens phase 1 was not funded as the Housing Corporation felt they did not have enough information about the total development (all phases for developing a village) and could not commit without this information. At the time of submitting the bid the model for the village was at a very early stage and further information was unavailable.

______________________________________________________________

BACKGROUND DOCUMENTS:

Lead Member for Housing report ‘Draft Programme of RSL Bids to Housing Corporation 2006-2008’ September 2005

Manchester Salford Pathfinder Prospectus 2003-2006

Manchester Salford Pathfinder Scheme Update 2006-2009

Letter from Housing Corporation on AHP allocations to Salford March 2006

______________________________________________________________

ASSESSMENT OF RISK:

As with the ADP2004-2006 the risk of not delivering the schemes allocated funding in the AHP 2006-2008 places future allocations to Salford in jeopardy.

______________________________________________________________

SOURCE OF FUNDING:

Housing Corporation grant from their National Affordable Housing Programme 2006-2008 and RSL private finance.

______________________________________________________________

LEGAL IMPLICATIONS:

No implications – Nigel Dickens Accountant 2nd May 2006

______________________________________________________________

FINANCIAL IMPLICATIONS:

No significant implications – Richard Lester Solicitor 2nd May 2006

COMMUNICATION IMPLICATIONS:

Councillors, staff, partner organisations and residents need to be informed about the success of the bids and which schemes will be going forward in their areas. To achieve this a press release will be issued following approval of this report. A draft is attached to the report for Lead Member approval. The press release will also be forwarded to Partners In Salford for inclusion in their next bulletin and added the Council’s website.
VALUE FOR MONEY IMPLICATIONS:

As part of the changes to their development programme the Housing Corporation introduced value for money criteria. Therefore those schemes demonstrating value for money and efficiency savings were prioritised for funding.

CLIENT IMPLICATIONS:

Many of the schemes that have received an allocation are housing developments on Council owned land and/or within development agreements that the Council has with its private developer partners. Securing the grant allocated is intrinsically linked with the progress of master plans, site assembly and planning applications being delivered by the Council’s private developer partners or Urban Vision on behalf of the Council. Therefore, it is imperative that Housing Market Renewal officers are proactive in ensuring that plans/application move forward at the agreed pace and specification otherwise there is a risk of losing funding. 

PROPERTY:

Many of the schemes that have been allocated funding are housing developments on Council owned land or land/homes that the Council has or is in the progress of acquiring. Therefore, where the Council is underway with the acquisition it is imperative that this continues as programmed to secure the funding. In addition, it is important that the RSL and Urban Vision negotiate land/property values early in the process. As most of the developments are within current master plans/development agreements some discussion and negotiation has already taken place.

______________________________________________________________

HUMAN RESOURCES:

Delivery of the schemes is not the sole responsibility of the RSL although they are the lead. This is because the majority of the developments are within master plans/development agreements of significance to the City Council and are key schemes for relocating residents in clearance areas in the Central Salford Area Development Framework (ADF). Therefore, in terms of human resources the delivery of the schemes will require input from the Housing Market Renewal officers and officers from Urban Vision as well as Housing Strategy to monitor the total programme.

CONTACT OFFICER:

Emma Marrington Strategy and Partnership Manager 0161 922 8713 emma.marrington@salford.gov.uk

______________________________________________________________

WARD(S) TO WHICH REPORT RELATE(S):

All

______________________________________________________________

KEY COUNCIL POLICIES:

Making the Future Happen our Strategy for Housing in Salford 2004-2006

Salford Supporting People 2005-2010

______________________________________________________________

DETAILS:

1. Background

1.1
This report is to provide an update to the Lead Member on the outcome of the 

delivery of the 2004-2006 Approved Development Programme (ADP) and the allocation awarded to Salford in April 2006 for the 2006-2008 Affordable Housing Programme (AHP previously named ADP).

1.2 
The report sets out the total amount of grant secured from the Housing Corporation for 2004-2006 against the original allocation received by Salford in April 2004. It demonstrates the total number of units secured and the amount of private finance input into the schemes. 

1.3
The report highlights the issues that affected the delivery of some of the schemes in the 2004-2006 ADP and the need to apply that experience in the delivery.

1.4
The report progresses to confirm the allocation received by Salford in April 2006 for the 2006-2008 AHP and outline the schemes that will be delivered and key issues to be considered.

1.5

Furthermore, the report identifies schemes for which the Registered Social Landlords (RSLs) submitted bids for in October 2004, supported by the Council, and which have not received allocations and the implication of this.

2. 2004-2006 Approved Development Programme Update

2.1
In April 2004 the developing RSLs in Salford were allocated a total of £9,862,233 in grant from the Housing Corporation to develop 294 homes in the City, predominantly in Central Salford Area Development Framework in line with the priorities for funding set in the Regional Housing Strategy 2003. 

2.2
By April 2006 £5,737,525 of the allocation had been secured for the development of 225 homes. £18,180,326 private finance had been levered into the developments. Appendix 1 displays the full details of the schemes secured.

2.3
Housing Corporation funding must be committed within the two-year programme it is allocated. This involves the RSL confirming the grant to the Housing Corporation via its web-based system and is usually done at the point of land/property acquisition or granting of planning permission.

2.4
The reduction in grant secured was due mainly to the delay of several schemes in the Housing Market Renewal neighbourhood/Single Regeneration Budget area of Seedley and Langworthy. The schemes were delayed due to complex site assembly, which involved compulsory purchase orders. These took the timeframe in which the sites would become available to the RSL beyond the two year period in which the RSL needed to confirm the grant with the Housing Corporation.

2.5
The key issue for noting is that upon allocation of funding the timescales submitted in the bid to the Housing Corporation are fairly inflexible due to the Housing Corporation’s own national and regional targets both for grant taken up and for number of homes completed. A key lesson from the delivery of the 2004-2006 programme is that due to the non-delivery of certain schemes in Seedley and Langworthy and the uncertainty of their delivery (at the time of submitting the 2006-2008 bids) the Housing Corporation did not allocate funding to these resubmitted schemes.
3.  2006-2008 Affordable Housing Programme Allocations
3.1 In April 2006 the Housing Corporation announced its allocations for the AHP 2006-2008. Salford received in total £16,899,554. This comprises of £10,084,554 for schemes in 2006-2008, £2,045,000 for reserve schemes that can be brought forward should any of the Salford programme slip or there is under spend within the region in 2006-2008 and £4,770,000 for schemes in 2008-2011. This last allocation is traditionally considered a pre-allocation from the next bid round and is encouraging as one of the two schemes in the 2008-2011 reserve list is part of the ten year rolling programme for Lower Broughton, in which the affordable units are required as part of rehousing existing residents to release further phases of land for development. 

3.2 Appendix 2 displays the schemes that have been allocated funding in AHP 2006-2008. The detail provided in appendix 2 is as follows:

· RSL

· Ward

· Housing Market Renewal neighbourhoods

· Total scheme costs

· Grant

· Number of units

· Tenure

· Start on site

· Practical completion


The last two are important to note as these are critical to the Housing Corporation in terms of securing grant and demonstrating Salford’s ability to deliver which has implications for future allocations.

3.3
A challenge session in September 2005 involving the two lead RSLs, the programme managers for West and East Central Salford, senior manager for Housing Market Renewal and senior manager for Community Housing was held prior to the submission of the bids in October 2005. This session critiqued both the detail of the schemes proposed and their deliverability. The programme of bids submitted by the RSLs was approved by the Lead Member for Housing in September 2005. The bids had the full support of Housing Services.

3.4 Only one supported housing scheme was awarded funding in the 2006-2008 bid round – a women’s only supported accommodation in Winton. Of the remaining supported accommodation schemes bid for - two have been funded from the 2004-2006 ADP programme underspend and one was an underdeveloped bid that was unlikely to be funded. The key issue with regard to supported accommodation is that the scheme submitted as a first phase of developing a retirement village model for Salford was not granted funding. It is important to note that similar schemes in Manchester and Bury did not get funding either.


Feedback from the Housing Corporation suggests that the Corporation wanted a more detailed programme of development for the retirement village and more involvement in discussions about the scheme as a whole. At the time of bid submission discussions about the model were at a very early stage.

3.5
The bids that did not receive funding that were either for rent or new build homebuy (improved version of shared ownership) that have significant implications are as follows:

· Whit Lane

· Langworthy Gateway

· Langworthy Road Church project

· Jubilee Street (Seedley and Langworthy)

3.6
Implications for Whit Lane are minimal since the master planning and planning application is at a relatively early stage in comparison with other areas in the Central Salford ADF.

3.7
Implications for the Gateway scheme are minimal. Whilst the Council has voluntarily purchased several properties at the front of the site, negotiations are still ongoing with the doctors’ surgery at the top of the site regarding  either reprovision within the new scheme or relocation. Therefore until either the negotiations are complete or the Council decides an alternative course of action for the site there are no significant immediate issues. However, as the properties at the front of the build are empty and boarded up the council should decide a course of action within a reasonable period.

3.8
Implications for the Langworthy Road Church project are considerable since the scheme has progressed significantly since the bid was submitted and will be in a position to start on site by summer 2006. MMHG are examining their programme to see if it can be reprogrammed to include the Church project. However, in order to make the scheme viable through their existing programme the tenure may need to be changed from rent to shared ownership. 

3.9
Implications for Jubilee Street are considerable since the majority of the three terraces involved have been purchased by the Council and are empty although there are still a few privately owned properties. A CPO for the site has been approved by Lead Member for Housing. Therefore site assembly is progressing. MMHG have designed a scheme that complements the Urban Splash development opposite and would provide family housing for homeownership (equity share basis) in the area. The council needs to confirm its support for MMHG to reengineer its programme to proceed with the scheme. It must also acknowledge that a decision on the Langworthy Hotel may have an impact on the Jubilee Street scheme and should be confirmed as soon as reasonably possible.

3.10     Key issues

In light of all of the above several key lessons for Housing Services are

· Need to ensure regular and accurate flow of information between Urban Vision, HMR and RSLs particularly about CPOs

· Representative of the two lead RSLs be invited to the corporate CPO group (currently chaired by Housing)

· Changes to schedules for CPOs and planning applications have an impact on the deliverability of RSL schemes and RSL partners should be kept informed

· Need to co-ordinate developments across Central Salford as changes to plans/applications in one neighbourhood can and often does have a knock on effect to RSL schemes in another neighbourhood 

· HMR teams need to co-ordinate and drive the delivery of CPOs, masterplans etc as any delays have an impact on the deliverability of the RSL schemes

3.11
Progress on the AHP 2006-2008 will be reported twice yearly by housing strategy to the Lead Member for Housing – 6 months and financial year end.  The day to day delivery of the schemes will be monitored by the senior manger responsible for Housing Market Renewal and the senior manager responsible for delivery of supported accommodation projects at monthly capital programme monitoring group meetings.

4. Recommendations
4.1 
The Lead Member for Housing is recommended to:

1. Note the Registered Social Landlord (RSL) led housing developments allocated funding from the Housing Corporation Affordable Housing Programme (AHP) 2006-2008.

2. Note the increase in grant funding secured from the Housing Corporation between the Approved Development Programme (ADP) 2004-06 and AHP 2006-2008.

3. Note the total grant and number of units secured in the ADP 2004-2006.

4. Approve the press release about the AHP 2006-2008 allocations.

5. Endorses the efforts of senior management to apply the experience (paragraph 3.10) of delivering the ADP 2004-2006.

6. Note the monitoring arrangements for the 2006-2008 AHP.

	Appendix 1 – Housing Corporation ADP 2004-2006 Secured



	Neighbourhood
	Ward
	RSL
	Scheme
	Total scheme costs
	Grant
	No. of Units
	New build/

Rehab
	Tenure
	Type

	Seedley and Langworthy
	Langworthy
	MMHG
	Salford re-improvements 1 & 2
	427,904
	213,953
	16
	Rehab
	Rent
	16 x 2/3 bed houses (works to existing properties)

	
	Langworthy
	MMHG
	Langworthy rehabs
	481,163
	434,513
	6
	Rehabs
	Rent
	6 x 2/3 bed houses

	
	Langworthy
	MMHG
	Alpha street phase 2 
	1,126,888
	661,768
	8
	Newbuild
	Rent
	8 x 2/3 bed adapted bungalows

	
	Langworthy
	MMHG
	Improvement For Sale 1
	66,751
	20,000
	1
	Rehab
	Shared ownership
	1 x 2 bed house

	Broughton

Village
	Broughton
	Space
	Salford re-improvements 1
	385,882
	166,965
	21
	Rehab
	Rent
	21 x 2/3 bed houses (work to existing properties)

	
	Broughton
	Space
	Salford re-improvements
	201,500
	118,684
	13
	Rehab
	Rent
	13 x 2/3 bed houses (works to existing properties)

	
	Broughton
	Space
	Winterford Road
	1,077,292
	637,541
	11
	Newbuild
	Rent
	8 x 2bed bungalows and 3 x 2bed wheelchair accessible bungalows

	
	Kersal
	Space
	Japan Street
	840,379
	555,319
	6
	Newbuild
	Rent
	6 x 4 bed houses

	Pendleton


	Langworthy
	WSHA
	Salford ph 11
	651,834
	277,506
	7
	Newbuild
	Rent
	2 x 2 bed houses, 3 x 3 bed houses and 2 x 4 bed houses



	
	Langworthy
	WSHA
	Salford ph 12
	1,605,268
	494,012
	13
	Newbuild
	Rent
	1 x 2bed bungalow, 3 x 2bed houses, 5 x 3bed houses 4 x 4 bed houses

	Chapel Street


	Irwell Riverside
	IVHA
	Richmond Hill/Brouhgton Tavern
	8,246,273
	849,108
	57
	Newbuild & rehab
	Sharedownership and sale
	48 x newbuild homebuy & 9 sale

	
	Irwell Riverside
	IVHA
	Springfield Lane (US)
	6,875,840
	1,053,914
	50
	Newbuild
	Shared ownership
	50 x 1 / 2 bed apartments

	
	Irwell Riverside
	IVHA
	Carolina House
	738,263
	248,321
	6
	Newbuild
	Shareownership
	6 2 / 3 bed houses

	Supported accommodation
	Irlam
	St. Vincent’s
	The Crescent
	248,040
	78,966
	2
	Newbuild


	Rent
	2 x wheelchair accessible bungalows



	
	Cadishead
	St. Vincent’s
	Sussex Road
	292,500
	199,789
	2
	Newbuild
	Rent
	2 x wheelchair bungalows



	
	Cadishead
	St. Vincent’s
	Hamilton Avenue
	513,630
	319,051
	4
	Newbuild
	Rent
	2 x wheelchair bungalows



	
	Langworthy
	MMHG


	81 Lower Seedley Road
	69,222
	34,611
	1 (4 bedspaces)
	Rehab
	Rent
	1 x 4 bed house

	
	Langworthy
	MMHG
	94 Claremont Road
	69,222
	34,611
	1 (3 bed spaces)
	Rehab
	Rent
	1 x 3 bed house

	Total


	
	
	
	23,917,851
	5,737,525
	225
	
	
	


	Appendix 2  – Housing Corporation Allocations 2006-2008 

(reserve schemes shaded grey, SOS = start on site, PC = practical completion)



	Neighbourhood
	Year
	Ward
	RSL
	Scheme
	Total scheme costs
	Grant
	No. of Units
	SOS
	PC
	New build/

Rehab
	Tenure
	Type

	Seedley and Langworthy
	2006/07
	Langworthy
	MMHG
	Urban Splash
	5,115,688
	1,629,000


	50
	07/06
	07/08
	Rehab
	Newbuild homebuy
	25 x 2/3 bed houses



	
	2006/07
	Irwell Riverside
	MMHG
	Duchy Bank
	1,196,050
	320,000
	10
	09/06
	04/08
	Newbuild
	Newbuild homebuy
	6 x 2/3 bed houses



	
	2006/07
	Langworthy
	MMHG
	Eccles New Road 
	3,736,576
	1,644,000
	30
	06/06
	06/07
	Newbuild
	24 Newbuild homebuy and 6  rent
	24 x 2bed and 6 x 1 bed apartments



	
	2007/08
	Langworthy
	MMHG
	Langworthy South East
	3,445,650
	747,000
	24
	10/07
	12/08
	Newbuild
	Newbuild homebuy
	24 x 2/3 bed houses



	Broughton

Village
	2007/08
	Kersal
	MMHG
	St. Mark’s Lane
	1,075,200
	488,000
	8
	07/07
	05/08
	Newbuild
	4 Newbuild homebuy and 4 rent


	4 x 3/4 bed houses



	
	2006/07
	Broughton
	Contour
	Devonshire Square
	3,403,164
	804,800
	30
	08/06
	09/07
	Newbuild
	Newbuild homebuy
	30 x houses



	
	20007/08
	Broughton
	Contour
	Clarence street phase 1a
	5,343,867
	3,520,000
	44
	10/07
	12/08
	Newbuild
	Rent


	TBC

	
	2008/09
	Broughton
	Contour
	Clarence street 1b
	6,951,117
	4,640,000
	58
	10/08
	08/09
	Newbuild
	Rent
	TBC

	Hill Top area


	2006/07
	Broughton
	Contour
	Hamilton Street
	740,269
	168,500
	6
	09/06
	09/07
	Newbuild 
	Newbuild homebuy
	6 x 2 bed houses



	
	2006/07
	Broughton
	Contour
	Yew Street
	615,920
	206,000
	6
	10/06
	09/07
	Newbuild
	Newbuild homebuy
	6 x 2/3 bed houses

	North Irwell Riverside
	2007/08
	Kersal
	Contour
	Kersal High School Rent
	686,979
	458,000
	5
	TBC
	08/07
	Rent
	Rent
	5 x 2/3 bed houses

	
	2007/08
	Kersal
	Contour


	Kersal High School NBHB ph 1
	496,180
	112,000
	3
	TBC
	11/07
	Newbuild
	Newbuild homebuy 
	3 x 2 bed houses

	
	2008/09
	Kersal
	Contour
	Kersal High School NBHB phase 2
	493,296
	130,000
	3
	TBC
	08/08
	Nebuild
	Newbuild homebuy
	3 x 2/3 bed houses

	Pendleton


	2006/07
	Langworthy
	William Sutton 
	Salford phase 13
	1,438,352
	772,254
	14
	11/06
	11/07
	Newbuild
	Rent
	8 x 2 bed apartments

1 x 2 bed house

5 x 3 bed house

	Chapel Street


	2007/08
	Irwell Riverside
	Contour
	Chapel street
	710,168
	110,000
	5
	TBC
	01/08
	Newbuild
	Newbuild homebuy
	5 x 2 bed apartments

	Claremont Village


	2006/07
	Claremont
	Harvest
	Irlam Square
	835,319
	210,000
	7
	11/06
	09/07
	Newbuild
	Newbuild homebuy
	7 x 2/3 bed houses

	Supported accommodation
	2006/07
	Swinton  North
	MMHG
	Ackworth Road
	119,701
	80,000
	1
	11/06
	04/07
	Rehab
	Rent
	1 x 4 bed house 



	
	2006/07
	Winton
	MMHG
	Salford women’s only accommodation


	1,665,300
	692,000
	8
	05/06
	05/07
	Newbuild
	Rent
	8 x 2bed apartments



	Total


	
	
	
	
	38,068,856
	16,899,554
	312
	
	
	
	
	


Appendix 3

Press release 

Affordable Housing Sustainable Communities in Salford

Salford succeeds again at securing investment for new affordable housing. Working with our Registered Social Landlord partners Salford has secured a whooping £10m for new affordable homes in Salford over the next two years. We have also been successful in securing an additional £6m for reserve schemes for 2006-2008 and 2008-2011 demonstrating the Housing Corporation’s long-term commitment to Salford. 

Cllr. Connor Lead Member for Housing said “we are proud to go from strength to strength with our registered social landlord partners securing more funding for new affordable housing in each funding round of the Housing Corporation. In 2003 we secured £9m in this round we secured £16m. This allocation will help us to tackle the increasing affordability problem in the City”.

Further information can be obtained from Gavin Brotherston gavin.brotherston@salford.gov.uk 0161 922 8714.
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