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REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING



TO THE LEAD MEMBER FOR HOUSING  


18th May 2006


TITLE: SALFORD CITY COUNCIL SUPPLEMENTARY PLANNING DOCUMENT: HOUSING CONSULTATION DRAFT


RECOMMENDATIONS:


Lead Member for Planning:

That the draft of the Housing Supplementary Planning Document, the Sustainability Appraisal and the Consultation Statement be approved for the purposes of consultation together with the proposed consultation arrangements.

Lead Member for Housing:

That the report be noted


EXECUTIVE SUMMARY:

The SPD provides advice and guidance which expands on and clarifies policies in the Draft 

Replacement UDP related to housing issues. It is particularly concerned with ensuring that 

there is an adequate supply of affordable housing in the city, and that the mix of new 

housing helps to build sustainable communities and ensure the needs of all households are 

met. 

It is proposed that the Draft SPD and associated documents be subject to public consultation during the period from Friday, 19th May 2006 to Thursday, 29th June 2006.  

BACKGROUND DOCUMENTS: 

(Available for public inspection)


ASSESSMENT OF RISK:
Low. It is important that approval is given at this stage so that the very tight timescale required by the Local Development Scheme can be met.

	


SOURCE OF FUNDING:
The cost of preparing and printing the document and undertaking the consultation is being met through the Housing and Planning Directorate’s LDF Budget. 

	


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

1. LEGAL IMPLICATIONS



Awaited from:
Richard Lester

2. FINANCIAL IMPLICATIONS


Awaited from:
Nigel Dickens

PROPERTY (if applicable):

No implications



HUMAN RESOURCES (if applicable):
No implications

	


CONTACT OFFICER:
Matt Doherty 0161 793 3666


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


KEY COUNCIL POLICIES: 

Draft Replacement Unitary Development Plan policies – DES2 (Circulation and Movement), H1 (Provision of New Housing Development), H4 (Affordable Housing), H7 (Provision of Student Accommodation) and EHC5 (Sites for Travelling People).

Salford Community 2006-16 – Theme 5: An inclusive city with stronger communities; Theme 7: A city that’s good to live in 

City Council’s 7 Pledges: Enhancing Life in Salford (Pledge 7)


1
Introduction
1.1 The current Local Development Scheme (LDS), which was approved by the Secretary of State on 2nd March 2006, identifies the production of a Supplementary Planning Document (SPD) for Housing.  The LDS states that the SPD will “provide detailed guidance on housing development within the city. It will address issues relating to the city’s housing market, the house type and mix sought in various parts of the city, affordability and issues relating to student accommodation”.
1.2 On 23rd January 2006, Lead Member gave approval to consult on the Scoping Report for the Sustainability Appraisal that will accompany the Housing SPD.

2
Housing SPD
2.1
The Housing SPD will be a significant material consideration in the determination of planning applications and appeals. It will be conducive to a transparent and efficient planning service. However, although the proposed SPD has lesser status than a Development Plan Document, it can be produced and adopted in a far quicker timescale. 

2.2
The purpose of the draft SPD is to provide additional guidance, primarily in support of particular housing policies in the Draft UDP which seek to ensure that new development helps to create mixed and sustainable communities. The SPD seeks to ensure that all stakeholders involved in the development control process have a clear understanding of how relevant draft Replacement UDP policies should be implemented. 

2.3
The proposed consultation draft of the SPD is attached for approval. The key objectives of its policies are to:

· Secure the provision of affordable housing as part of new private developments;

· Control the mix of dwellings to ensure an adequate supply of houses and larger dwellings;

· Ensure new dwellings are built to high standards of accessibility; and

· Provide guidance for those submitting applications for student accommodation.

3
Supporting Documents

3.1 According to the Planning and Compulsory Purchase Act (2004) there is a need to undertake a Sustainability Appraisal (SA) of any SPD. In addition, these appraisals should fully incorporate the requirements of the European Directive 2001/42/EC (otherwise known as the Strategic Environmental Assessment (SEA) Directive), which was transposed into English law by the Environmental Assessment of Plans and Programmes Regulations 2004. 

3.2 In addition to the SA, the draft SPD should also be accompanied by a Statement of Consultation setting out what consultation has been undertaken by the local authority during the preparation of the SPD. The Statement also outlines what consultation is proposed for the draft document itself. This includes a provisional list of consultees.

3.3 Copies of the SA and the Consultation Statement are attached for approval. 

4
Consultation Proposals

4.1 Public consultation on the Draft SPD will take place from Friday, 19th May 2006 to Thursday, 29th June 2006. Statutory notice of the consultation will be published in a local newspaper.

4.2       Copies of the 3 documents will be available for inspection on the council website, at the Civic Centre, Emerson House and in local libraries.

4..3
The council will send a letter (together with the three documents) inviting comments from those organisations that were consulted for the Sustainability Appraisal Scoping Report; and the key stakeholders/organisations already involved in the preparation of the Draft SPD. 

4.4
In addition the city council will send a letter with notification of the consultation process (and availability of the three documents on the council’s website) inviting comments from:

· those on the City Council’s LDF Consultee Database who expressed an interest in receiving details of the Housing SPD or being consulted on housing issues; 

· those consultees who made representations to those policies in the draft Replacement UDP of most relevance to the SPD (policies H1, H4, H7, DES2 and EHC5); and

· Other Consultees the council considers likely to have an interest in the SPD.

4.5
For any additional individuals or organisations wanting a hard copy of the draft SPD, a charge of £10 will be made.

5
The Next Steps

5.1 Public consultation of the Draft SPD is due to be completed on 29th June 2006. Objections and comments will be considered and the Revised Document will be brought back for Adoption no later than November 2006, in accordance with the timescale approved by Government Office North West.

5.2 All comments received by 4.30pm on Thursday, 29th June 2006 will be taken into account.  A report detailing the comments received, and any changes made to the document as a result, or giving reasons why no changes are proposed, will be produced.

6
Conclusions 

6.1 The proposed SPD will provide additional guidance for those individuals and bodies involved in housing development in the city.
6.2 It is recommended that the Draft Housing SPD, its Sustainability Appraisal and the Consultation Statement be approved for the purposes of consultation, together with the proposed consultation arrangements.
Malcolm Sykes

Strategic Director of Housing and Planning
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1.
INTRODUCTION

1.1
The Housing Supplementary Planning Document (SPD) provides detailed guidance on a range of housing matters. Its purpose is to ensure that the residential development coming forward in Salford helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community Plan, contributes to establishing and maintaining sustainable communities, and tackles the specific housing and related issues that face Salford. In particular, it seeks to influence the type, size, tenure and affordability of residential accommodation that is being developed in Salford.


1.2
The SPD does not form part of Salford's development plan, but once adopted will be an important material consideration in the determination of planning applications. It specifically supplements the following policies of the Draft UDP (due to be adopted in June 2006):


· Policy H1

Provision of New Housing


· Policy H4

Affordable Housing


· Policy H7

Provision of Student Accommodation


· Policy DES2

Circulation and Movement


1.3
This draft version of the SPD, together with a sustainability appraisal of the document, is subject to a formal six-week period of public consultation, from Friday 19th May to Thursday 29th June 2006. All comments are welcomed, but must be received by the city council no later than 4.30pm on Thursday 29th June 2006 if they are to be taken into account.

1.4
You may comment on the draft SPD and its sustainability appraisal by any of the following means:


· Via the city council's website, at www.salford.gov.uk/spdconsultation

· By e-mail, using the address plans.consultation@salford.gov.uk

· By post, using the following address:



Housing SPD Consultation


Spatial Planning


Salford City Council


Salford Civic Centre


Chorley Road


Swinton


Salford


M27 5BW


1.5
All representations received during the six-week consultation period will be carefully considered, and the SPD amended by the city council if it considers appropriate. A report will be prepared summarising all of the main issues raised during the consultation period, the city council's response, and whether any changes are being made to the SPD prior to its adoption.


1.6
It is anticipated that the Housing SPD will be formally adopted by the city council in November 2006. All those making comments during the formal consultation period will be informed when this adoption takes place.


2.
HOUSING IN SALFORD

Sustainable Communities


2.1
The concept of sustainable communities is at the heart of the Government's approach to planning and regeneration. Part of the Government's definition of a sustainable community is that there should be "sufficient range, diversity, affordability and accessibility within a balanced housing market"
. 


2.2
A diverse range of residential accommodation, in terms of the type, tenure and cost of housing, can provide the opportunity for all kinds of households to live in a neighbourhood and enable people to remain within their communities even as their housing needs change. This not only supports objectives relating to social inclusion and integration, helping to maintain diverse communities, but also tends to minimise the impacts of fluctuations in the housing market, which can be highly problematic for areas if they are dominated by a particular house type for which there is a significant downturn in demand.


2.3
The importance of these issues is highlighted in national and regional policy. Government guidance on housing in PPG3 states that local planning authorities should "provide wider housing opportunity and choice and a better mix in the size, type and location of housing than is currently available" (paragraph 2), and should provide everyone with the opportunity of a decent home (paragraph 1). It advises that local planning authorities should "encourage the development of mixed and inclusive communities", and ensure that "new housing developments help to secure a better social mix by avoiding the creation of large areas of housing of similar characteristics" (paragraph 10). 


2.4
Similarly, Policy DP3 of the Regional Spatial Strategy for the North West (RSS) requires local authorities to encourage the provision of an appropriate range of sizes and types of housing to meet the needs of all members of society. Paragraph 2.6 of the RSS states that it will be necessary to ensure that there is a stock of attractive and better-quality housing available, including attractive affordable housing, to encourage the development of diverse and socially inclusive communities. 


2.5
The vision of the North West Regional Housing Strategy 2005, is to secure “A region working together to deliver a housing offer that will promote and sustain maximum economic growth within the region, ensuring all residents can access a choice of good quality housing in successful, secure and sustainable communities”. 


2.6
At the local level, one of the aims of the Draft UDP is "to meet the city's housing needs" (Aim 1), and it emphasises the need to "secure improvements in the quality and range of housing" (paragraph 2.4). Draft UDP Policy H1 states that all new residential development will be required to: "Contribute towards the provision of a balanced mix of dwellings within the local area in terms of size, type, tenure and affordability". This will help to achieve the overarching aim of Salford's Housing Strategy 2004-06 which is to provide choice and access to quality homes for all, as well as assist in the implementation of the Supporting People , Affordable Warmth and Homelessness Strategies.


2.7
A significant area of Inner Salford is within the Manchester Salford Housing Mark Renewal Pathfinder. The Pathfinder have developed comprehensive proposals for programmes of neighbourhood renewal in order to create sustainable housing markets and thus sustainable neighbourhoods. The programme incorporates: substantial investment in both existing and replacement housing; improvements to the physical environment; and increased investment in neighbourhood management.


2.8
Diversifying the choice of housing so that everyone has the opportunity to access a decent and affordable home is also highlighted as a priority in Salford's Community Plan 2006-2016. More specifically, it seeks to provide choice in type and tenure for people with a learning or physical disability, large family housing for rent and homeownership, housing that meets the needs of black and minority ethnic and minority faith communities, and a range of high quality homes for older people.


Socio-Economic Context


2.9
The 2004 Index of Multiple Deprivation identifies Salford as being the 12th most deprived local authority area in the country. 31.3% of the city's population lives within neighbourhoods that are amongst the 7% most deprived nationally, and 68.8% within the 30% most deprived nationally.


2.10
Average household incomes in the city rose by 53% between 2002 and 2005, but are still £1,000 below the Greater Manchester average (£28,000 compared to £29,000). This may be partly explained by the higher than average proportions of people claiming Income Support benefit (7.8% compared to the Great Britain average of 4.6% (Department of Work and Pensions, February 2005)), the higher unemployment rate (4.1% compared to the national average of 3.5% (January 2006)), and the greater proportion of people aged 16-74 that are permanently sick/disabled (9.5% compared to the national average of 5.3% (Census 2001)).


2.11
Salford has seen a major reduction in its population over recent decades. Over the period 1951-2001, the city's population declined by 29% from 305,853 to 216,103 (1951 and 2001 Census). Population levels now appear to have stabilised, being virtually unchanged over the last couple of years, but the legacy of past reductions remains in terms of low population densities in parts of Central Salford in particular, which can make it difficult to sustain services and facilities. Consequently, the Draft UDP specifically seeks to work towards a population increase in the future (paragraph 2.3).


2.12
The city's population is characterised by a higher than average proportion of single person households (36.74% compared to an average of 30.02% for England and Wales), and a relatively low proportion of couples both with and without children (37.73% compared to an average of 44.83% for England and Wales). An analysis of households migrating in and out of Salford indicates that the city is generally losing families and attracting single person households . In the year previous to the 2001 Census there was a net increase of 410 single person households, and a net fall of 95 households composed of a couple with 1 or more children.  It is an explicit objective of the city council to attract and retain more families within the city, with the Draft UDP placing "a particular emphasis on providing the type of accommodation and appropriate neighbourhood settings and facilities that will help to attract families to live in Salford" (paragraph 2.4).


Housing Characteristics of Salford

2.13
Overall, Salford's housing is currently characterised by:


· Low levels of owner-occupation (56.4% compared to 68.7% nationally);


· A high proportion of social-rented accommodation (31.4% compared to 19.3% nationally);


· A very low proportion of detached dwellings (8.6% compared to an average of 22.5% nationally); and


· A relatively high proportion of smaller type dwellings (54.2% are apartments or terraces (the latter mainly two bedroom), compared to an average of 45.5% nationally).


2.14
The proportion of smaller dwellings would appear likely to increase significantly over the next decade. As of 31st March 2005, there was extant planning permission for 8,606 new build dwellings. Approximately 86% of these were for apartments, whilst only around 14% of the total supply was for dwellings with 3 bedrooms or more. Despite the increasing number of apartments coming forward, a significant number of houses have also been delivered in recent years, with more than 500 houses being completed in 2004/5.


2.15
The existing housing mix in Salford may partly explain some of the issues relating to the loss and characteristics of the city's population, for example in terms of the prevalence of smaller dwellings limiting the range of households that the city can attract. However, it is important to recognise that although housing has an important role to play in securing an increase in the city's overall population, and the number of families, it cannot achieve this on its own. Co-ordinated improvements in neighbourhood quality, employment opportunities, schools, community safety, etc, will also be essential.


2.16
Equally, it must be acknowledged that housing issues also have a broader impact on the city's long-term prospects. Weaknesses in the North's housing markets and the quality of its residential accommodation are identified in the Northern Way Growth Strategy (NWGS) as having significant implications for its economic prosperity. The NWGS states that "in parts of the North West, there is a strongly held view that much of the existing housing stock is of too poor a quality to attract more aspirational and mobile occupiers who are essential to sustainable communities and local economies. It is considered that there is a shortage of high quality, 'executive' housing with too few such homes being built" (paragraph C9.9). This can lead to a mismatch in the location of jobs and where people want to live, leading to longer journeys to work" (paragraph C9.8), and the existing housing characteristics of Salford would appear to confirm this analysis.


Affordability

2.17
Despite its relatively high proportion of social rented housing and lower value market housing (as of March 2006, 57.5% of all dwellings fell within Council Tax Band A), Salford is increasingly being faced with affordability problems in its housing markets. This is manifesting in a number of ways, such as:


· An increase in homelessness acceptances from 483 households in 2000/2001 to 1,149 in 2004/2005;


· An increase in the waiting list for social rented housing (the Housing Register) from 3,204 households in 2000 to 12,791 in 2006;


· An 87% increase in average house sale price between 2000 and 2004;


· An increase in the ratio of average house price to average household income from 4:1 in 2002 to more than 5:1 in 2004, the fourth highest in Greater Manchester;


· A reduction in the number of wards where key workers can afford to buy; and


· A decrease in the proportion of local authority dwellings that are vacant from 7.8% in April 2001 to 3.4% in April 2006 


2.18
At the same time, the supply of affordable homes has gradually been decreasing, with 9,940 properties sold through the Right to Buy Scheme between August 1981 and April 2006, and the annual number of local authority lettings has fallen from 4,109 in 2000 to 3,163 in 2005.


2.19
These worsening problems of affordability are potentially highly damaging for the city. Households are increasingly likely to have to live in unsuitable accommodation, overextend themselves financially, or to move out of the city in order to meet their needs. This raises a wide range of issues including negative impacts on health, the separation of communities as people are forced into cheaper areas, problems of recruitment as lower paid workers are unable to find accommodation close to job opportunities, and a reduction in the diversity of some neighbourhoods as the range of people able to afford to live in them becomes more limited.


Differences Within the City

2.20
A detailed analysis of a comprehensive range of housing and other socio-economic data indicates that the city can be seen to consist of four broad zones. Within each zone there is a strong correlation between the range of socio-economic variables. However, although sharing common characteristics, each zone is not homogenous and there are five smaller areas in particular that have distinct traits/issues. The four zones and five smaller areas are shown in the diagram below.
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2.21
Zone 1, covering most of Central Salford, is generally characterised by very high levels of deprivation, a lack of variety in its residential accommodation (with very high proportions of social rented properties and small dwellings), relatively high levels of single person and single parent households, and very few couples (either with or without children).


2.22
Zones 2 and 3, covering the northern and southern parts of West Salford respectively, generally have a reasonably good mix of dwellings and households, although to some extent are skewed in similar ways to the city as a whole.


2.23
Zone 4, covering the central parts of West Salford and stretching into Claremont in the western end of Central Salford, is in some ways the opposite of Zone 1. It has a relatively limited variety of residential accommodation, as with Zone 1, but is instead characterised by relatively low levels of deprivation, a high proportion of semi-detached and detached dwellings, a low proportion of apartments, and low levels of social-rented housing.


2.24
Within Zone 1, the Chapel Street and Salford Quays areas are very distinctive, being dominated by high value, high density apartments. In contrast, the characteristics of Broughton Park are more akin to Zone 4, although it also has evidence of overcrowding and large average household sizes. Broughton Park also has a distinct role within the conurbation, with high levels of cross-border migration with the neighbouring areas of Cheetham Hill in Manchester and Prestwich in Bury. Little Hulton (in Zone 3) and Barton/Winton (in Zone 2) have some similarities with Central Salford, although on a much smaller geographical scale.


2.25
In addition to the above analysis, a smaller number of indicators (annual housing turnover, housing vacancy, burglary rate, theft of vehicle rate, worklessness, GCSE attainment, and house prices) have been used as proxies to assess the health of the housing market in each of Salford's wards. The resulting "housing market typologies" are shown in the diagram below, and can be seen to have strong similarities with the zones described above. However, even within wards the typology of housing markets differs. For example, the Seedley Village neighbourhood in Weaste and Seedley would be classified as ‘falling’ whilst the larger ward area is shown below as ‘stable’.
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Overcrowding


2.26
The 2001 Census uses an overcrowding indicator which provides a measure of under-occupancy and overcrowding. A value of -1 implies that there is one room too few and that there is overcrowding in the household. The occupancy rating assumes that every household, including one person households, require a minimum of two common rooms (excluding bathrooms). Salford is ranked 112th out of 376 authorities in England and Wales for overcrowding, although there is  particular evidence of overcrowding in Kersal, and especially the Broughton Park area of that ward.


Vulnerable Groups


2.27
Salford's Supporting people Strategy 2005-2010 sets out the vision, priorities, plans and actions for the provision of housing related support in the city between 2005 and 2010. The vision seeks to, amongst other things, "deliver good quality, cost effective, housing related support services for vulnerable people who need them", and "promote people's independence and social inclusion" (p.10).


2.28
The Supporting People Budget supports 5,269 bed spaces which are funded at a cost of nearly £14m. The various client groups of the funding include; those with learning difficulties; people with mental health needs; homeless families/singles with support needs; those with alcohol and drug problems; those with HIV/Aids; Refugees; offenders or people at risk of offending; those with physical or sensory difficulties; women at risk of domestic violence; and young people at risk/leaving care.


2.29
Older people comprise the single largest client group who are affected by the Supporting People programme. In common with national trends the population of the city is ageing as people are now living longer, and the  proportion of people aged over 65 amounts to 16.25% of Salford’s population, with 3,963 people being over the age of 85 (2001 Census). Methods of delivering care and support services are increasingly based around enabling people to remain in their own homes.


2.30
Nationally 42% of all social housing households have a member with a disability or limiting long term illness (MORI/Housing Corporation 2001). Reduced physical ability increases with age and by 2031 it is estimated that 25% of the population will be over 65 (National Statistics Social Trends 2003). Building new homes to high accessibility standards is therefore imperative if the housing needs of all are to be met.


Students

2.31
The University of Salford has a student population of around 18,500, including more than 15,000 undergraduates. A significant proportion of these will already have suitable housing (e.g. existing accommodation within the region from which they commute), but it is estimated that approximately 10,000 require accommodating at any one time. Although some of these people will choose to live in the main student areas within Manchester rather than in Salford, there is still a significant challenge in terms of providing appropriate housing to meet their needs whilst also minimising any potential negative impacts on local communities and neighbourhoods. 


Travelling People

2.32
There is currently one site in Salford that is designated for use by Gypsies, at Duchy Road in Pendleton. It has 16 permanent pitches and 15 transit pitches, although the transit pitches are effectively being used as permanent pitches at present. Including the Duchy Road site, as of 19th July 2005, there were only six designated sites for Gypsies in the whole of Greater Manchester (with a total of 133 pitches).


2.33
On 19th July 2005, the ODPM recorded that there was a total of 69 unauthorised encampments across Greater Manchester, 18 of which were in Salford. Salford has seen a very significant rise in unauthorised encampments over the last few years, rising from an average of 3 per annum over the period 2000-2004 to a single year figure of 37 in 2005.


2.34
In addition to the site for Gypsies, Salford also has three sites for travelling showpeople, located at Duchy Road in Pendleton, Ravenscraig Road in Little Hulton, and Clarence Street in the Cambridge Industrial Estate.


3.
OBJECTIVES AND SCOPE OF THE SPD


3.1
In light of the issues highlighted above, two key objectives have been identified for the SPD:


1)
To ensure that the mix of new housing helps to build sustainable communities; and


2)
To ensure that the needs of all households are met.


3.2
In order to help deliver these objectives, the SPD focuses on the following:


· Securing a broad mix in the type and size of dwellings in new developments, so as to provide diverse neighbourhoods and help attract more families to the city;


· Helping to secure additional large dwellings in those parts of the city where there is evidence of significant levels of overcrowding, to help meet the needs of black and minority ethnic and minority faith communities;


· Restricting the redevelopment of existing large homes, to ensure that the range of housing in the city is not reduced;


· Securing adaptable homes that are able to provide suitable accommodation for people throughout their lifetimes, to help meet the needs of the elderly and disabled in particular;


· Delivering significant levels of affordable housing, to help ensure that all households are able to access decent and appropriate housing within their financial means; and


· Providing guidance on the evidence required with applications for student housing, so as to ensure that the need additional student accommodation is fully justified.


3.3
Guidance in Circular 01/2006 ‘Planning for Gypsies and Traveller Caravan Sites’ states that local authorities should undertake a gypsy and traveller accommodation assessment (GTAA) and that the Regional Planning Body should use this information to identify the number of pitches required for each local planning authority in the region. The issue of providing sufficient and appropriate accommodation for travelling people therefore is one that can only be properly addressed through co-ordinated action at the sub-regional level, and which requires the allocation of sites.


 3.4
Given that Government regulations state that an SPD cannot allocate sites, and that this SPD only covers Salford, additional guidance relating to meeting the needs of travelling people is therefore not included. However, the city council will continue to explore, through other means, ways of ensuring that the needs of travelling people are met.


4.
SECURING A MIX OF DWELLINGS


POLICY HOU1
TYPE OF NEW DWELLINGS


The following minimum proportions of dwellings in every new build development should be provided in the form of houses (as opposed to apartments or other dwelling forms):


· 25% in the Ordsall Lane Riverside Corridor (as defined in Draft UDP Policy MX1/4);


· 60% in the rest of Central Salford, excluding:


·  Broughton Park and Claremont (as defined in Figure 1); and


· Chapel Street East, Chapel Street West, and Salford Quays (as defined in Draft UDP Policies MX1/1, MX1/2 and MX1/3 respectively); and


· 75% in West Salford, Broughton Park and Claremont (as defined in Figure 1).


Lower proportions of houses on individual sites will only be permitted where it can be clearly demonstrated by the applicant that achieving the minimum proportion of houses on the site would be inappropriate because of the characteristics or context of the site. Examples of when a lower proportion of houses may be acceptable include where:


· The design context requires a scale of building that could not be achieved in the form of houses;


· The site is an appropriate location for a tall building, and the proposal involves the provision of a landmark development of the highest quality;


· The physical characteristics of the site make it impossible to satisfactorily accommodate the minimum proportion of houses;


· The risk of flooding requires that there is no living accommodation at ground floor level and this could not be appropriately accommodated in the form of houses;


· Very high levels of public transport accessibility justify a high density development that maximises the number of people able to utilise that public transport;


· The scheme consists wholly of affordable housing and there is a demonstrable demand for the type of dwellings proposed;


· The site forms part of a wider comprehensive redevelopment that as a whole will deliver the minimum proportion of houses; or


· The proposal involves the redevelopment of existing dwellings and requires a lower proportion of houses in order to maintain the same number of dwellings as are to be cleared.


Where a lower proportion of houses is considered acceptable, any scheme should still seek to maximise the provision of houses on the site as far as possible.


No minimum proportion of houses will be required within:


· Chapel Street East, Chapel Street West and Salford Quays (as defined in Draft UDP Policies MX1/1, MX1/2 and MX1/3 respectively); or 


· The city's Town Centres and Neighbourhood Centres (as defined in Draft UDP Policy S2).


Figure 1
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Reasoned Justification


4.1
Salford already has an above average number of single person households (36.74% compared to the average for England and Wales of 30.02% (2001 Census)), and this is partly reflected in Salford's mix of dwellings, where 21.7% of dwellings are in the form of apartments, compared to the average for England of 19.7% (2001 Census). Over the last couple of years, the number of apartments coming forward in the city has risen enormously. It is estimated that if all current outstanding planning permissions were implemented then the proportion of apartments in the city as a whole would rise to around 30%. At the same time, the city's Community Plan, Housing Strategy and the Draft UDP specifically seek to provide housing that will help to attract more families to Salford.


4.2
The provision of apartments is not necessarily considered to be problematic in itself. High density residential development is appropriate in the Regional Centre, given its generally very high level of accessibility, and the overall vision for it to be a series of vibrant mixed-use areas (as set out in Draft UDP Policy MX1). Similarly, apartments are also likely to be the most appropriate form of development in Salford's four town centres, helping to maximise the number of people who have excellent access to local facilities, which both reduces the need to travel and assists in supporting local shops and services. Furthermore, household sizes are gradually declining both locally and nationally, with the number of single person households increasing.


4.3
However, given the already relatively high proportion of apartments within the city, the large number of apartments in the planning pipeline, and the stated ambition of the city council to attract more families to the city, it is important to ensure that a good supply of new houses continues to come forward. This will be essential to ensuring that Salford is a series of sustainable communities, which have a good mix of dwellings and are able to meet the needs of the broadest cross-section of society. If the city's dwelling stock becomes overly skewed in any particular direction then this is likely to create problems in the long-term, with people having to move out of the city as their circumstances change, and could lead to many households never considering the city as a housing option, which would inevitably affect its inherent sustainability. It could also severely constrain the city's economic fortunes in the future, and those of the wider sub-region, with the limited supply of high quality executive housing having been identified as a significant problem for the North West as a whole in the Northern Way Growth Strategy. It will also be important to ensure that the city's housing stock is adaptable to changing needs and to a variety of different types of household, and houses generally tend to be more adaptable than apartments.


4.4
In addressing these issues through planning policies, it is important to recognise that different areas have different functions and roles, and that this is a positive feature of the city. In particular, the locational attributes of some areas means that it will always be appropriate for their dwelling mix to be skewed in a particular direction. However, wherever possible, a balance of dwellings that is reasonably close to the "average" will be most appropriate, as it will enable mixed communities to be established/maintained and will avoid "ghettos" being developed. This policy seeks to balance these various considerations.


Regional Centre

4.5
Given the particular attributes and design context of the Regional Centre, the policy does not require a minimum proportion of dwellings in new build developments, other than in the Ordsall Lane Riverside Corridor. This latter part of the Regional Centre has different characteristics (for example in terms of its relationship with the more suburban built form of the neighbouring Ordsall area) and lower public transport accessibility than the Chapel Street and Salford Quays areas, which make it both possible and appropriate for a significant number of houses to be brought forward.


Central Salford

4.6
The Central Salford area is identified in the Draft UDP as being the focus for major regeneration and investment activity, and a large element of the area is within the Manchester Salford Housing Market Renewal Pathfinder boundary. The Draft UDP seeks to develop Central Salford as one of the most popular and attractive places to live within the inner areas of Greater Manchester, with an emphasis on high quality housing (paragraph 3.5). If it is to consist of genuinely sustainable communities, then it will need to provide a broad mix of dwellings. Its easy access to the facilities and opportunities of the Regional Centre means that it has enormous potential to attract many of the Regional Centre's residents when they seek to move to more "suburban" accommodation as their needs change, whilst still enabling them to maintain a "city centre" lifestyle. However, it also needs to be recognised that the location of Central Salford at the heart of the conurbation, with its relatively high level of accessibility, means that it will be important to use land efficiently. Central Salford has lost 59% of its population over the last 50 years, and the Draft UDP specifically states that an integral part of its vision, and one of the city council's key priorities, is to halt the decline of the city's population and work towards an increase in the future.


4.7
Balancing these various considerations, it is considered necessary to ensure that a good supply of houses continues to come forward, maintaining and enhancing the diversity of local communities, and enabling families to live close to the opportunities of the Regional Centre. However, in recognition of its accessibility, the need to significantly increase the local population to support shops and services, and the need to generate development values to ensure that schemes proceed and support the area's regeneration, it is considered that the proportion of apartments in new developments should generally be permitted to be higher than the current city average of 21.7% or likely future average of 30%. Consequently, at least 60% of new dwellings will normally be expected to be in the form of houses (i.e. a maximum of 40% apartments).


4.8
Broughton Park and Claremont have significantly different characteristics to the rest of Central Salford, and effectively function in a similar way to West Salford. Given that they are generally successful neighbourhoods, it is considered important to maintain this role, and to protect their existing character, and they are therefore subject to the same policy approach as West Salford.


West Salford

4.9
The Draft UDP recognises that West Salford has some of Greater Manchester's most popular and successful residential neighbourhoods (paragraph 3.6), and it will be important to ensure that new developments enhance rather than adversely affect this popularity and success. The area as a whole already benefits from a relatively good mix of dwellings, and is the part of the city that tends to be most attractive to families at the present time. Therefore, it has a key role to play in achieving the Draft UDP's ambitions in attracting more families to Salford in the future.


4.10
At present, although there is a significant supply of apartments in some parts of West Salford, the area as a whole has a below average proportion of apartments, and in order to secure balanced and mixed communities in the future it will be important to ensure an increased supply of this type of accommodation. However, this must not be at the expense of what makes the area successful.


4.11
Therefore, in order to support the development and maintenance of sustainable communities, whilst recognising the particular role of the area and the close proximity of large numbers of apartments in the Regional Centre and the rest of Central Salford, it is considered that the balance of houses and apartments in new developments should be similar to the city average. Consequently, at least 75% of new dwellings on each site will normally be expected to be houses (i.e. a maximum of 25% apartments). However, in practice, a slightly lower average is likely to be achieved because of the exclusion of town centres from this requirement, and the potential for lower proportions in particular circumstances as allowed for in the policy. This will balance out the lower than average current supply of apartments in West Salford.


Definitions and Implementation


4.12
For the purposes of this policy, a house is defined as self-contained accommodation with direct access from the ground floor and no adjoining accommodation either above or below. It includes detached, semi-detached, terraced, townhouse and mews dwellings. It excludes, amongst other things, apartments (including duplexes) and maisonettes.


4.13
The policy does not apply to the conversion of existing buildings, only to new build development. It applies to mixed-use developments incorporating residential development, as well as to wholly residential schemes.


4.14
In achieving the minimum proportion of houses, regard must be had to other planning considerations including the need to secure a range of house types, a high standard of amenity, the provision of appropriate levels of indoor and outdoor space, and the design context. It should not be achieved by "cramming" small houses onto a site.


4.15
The onus will be on applicants to demonstrate that a lower proportion of houses is more appropriate on any individual site than the minimum required by this policy. The examples of possible circumstances within the policy are not comprehensive, but nor does the presence of any of those circumstances automatically mean that a lower proportion of houses will be appropriate. For example, the design context of a very accessible site may mean that the minimum proportion of houses should still apply. The vast majority of Salford is considered to have good accessibility, and therefore the public transport accessibility of a site must be very high in order to justify an exception to the policy. An example of this would be a site immediately adjacent to a Metrolink stop.


4.16
On small sites, the only way of securing the minimum proportion of houses may be through all dwellings on the site being houses rather than apartments. The same considerations will apply to small sites when determining whether a lower proportion of houses (which in many circumstances will in practice mean no houses at all) could be appropriate.


4.17
This policy supplements Draft UDP Policy H1.


POLICY HOU2
SIZE OF NEW DWELLINGS

Within individual developments:


· Studios should not account for more than 15% of the total number of apartments provided;


· At least 50% of any apartments provided should have a floor area of 65 square metres or more; and


· At least 75% of any houses provided should have at least 3 bedrooms. Lower proportions may be considered where the scheme involves the replacement of existing houses of a smaller size, or consists wholly of affordable housing of a type for which there is a demonstrable need.


Within Broughton Park as identified in Figure 2, at least 20% of new houses should have 5 or more bedrooms wherever practicable.


 Figure 2 – Broughton Park
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Reasoned Justification


4.18
Salford has a relatively high proportion of single person households, and its residential accommodation is skewed towards the smaller end of the market, with an average number of rooms per dwelling of 5.07 compared to 5.33 for England as a whole. This is reflected in smaller average household sizes (2.23 for Salford, compared to 2.36 for England) (2001 Census).


4.19
It will be important to ensure that the provision of new accommodation in the city provides for a full range of needs, and is not unduly dominated by a certain type of dwelling size. Smaller dwellings are inherently less flexible and adaptable to changing needs, and a high proportion of them can therefore destabilise communities as people have to move as their circumstances change and areas are unable to attract a diverse range of households. Although the number of single person households is increasing, many such households may either want or need a large dwelling (for example if they have children who visit regularly but live elsewhere).


4.20
Within the Regional Centre in particular, recent developments and planning permissions have generally been characterised by small apartments. Such dwellings certainly have an important role to play, but they risk dominating to the extent that the area becomes uniform and lacking in variety. Therefore, it is considered appropriate to both restrict the proportion of apartments that are in the form of studios, and require that at least half of new apartments are of sufficient size to accommodate two double bedrooms and a flexible living area. This approach will be applied to the whole of the city to ensure that a broad mix of dwellings is supplied elsewhere as well as within the Regional Centre.


4.21
The city not only has a relatively high proportion of apartments, but also a significant number of the houses that it does have are in the form of terraces (32.52% in Salford, compared to 26.04% in England (2001 Census)), the vast majority of which are two bedroom. In order to ensure a good mix of house sizes, it will therefore be important that the majority of new houses have at least three bedrooms. The provision of "starter homes" with only two bedrooms will be important, particularly in terms of providing a foot on the housing ladder for first-time buyers, but should not dominate given the overall nature of the housing supply within Salford and the city council's objective of attracting more families to the city.


4.22
Household sizes are significantly higher than average in  Kersal (2.48 persons per household compared to the city average of 2.23), and there is an above average proportion of households suffering from overcrowding (8% have more than 1 too few rooms, compared to the city, regional and national proportions of 5.9%, 5.4%, 7% respectively). As a result of this, there is an above average number of persons per room (in 9.6% of households there is over 1 person per room) in Kersal.


4.23
The spatial distribution of overcrowding and large households in the Kersal ward is especially concentrated within the Broughton Park area. This is readily demonstrated by a significantly higher than average household size of 2.76, and the fact that 9.6% of households have more than 1 room too few. Therefore it will be important that new developments in this location provide accommodation that can help to address this issue, and to provide for the needs of local communities. Consequently, a minimum proportion of very large dwellings (defined as having at least five bedrooms) will normally be required on new developments, although it is recognised that the constrained nature of some sites may not always make this practicable.


4.24
This policy supplements Draft UDP Policy H1.


POLICY HOU3
REPLACEMENT OF LARGE DWELLINGS


The residential redevelopment of the site of large dwellings will only be permitted where the replacement housing consists wholly of dwellings of three bedrooms or more.


Reasoned Justification


4.25
In recent years, a significant number of large dwellings (generally 4 bedrooms or more) have been demolished and replaced with new housing, often in the form of apartments. This is gradually reducing the supply of large homes in the city, at a time when there is a commitment to providing additional housing that could attract families to Salford, and there are concerns that the lack of "executive" housing is holding back the region's economic growth. The loss of large dwellings has also tended, at least in part, to be focused in and around those areas where there are the greatest problems of overcrowding, and demand for large homes is highest because of large average family size, such as in Broughton Park.


4.26
The replacement of such dwellings with high density apartment developments is gradually changing the character of some of the city's most successful and attractive neighbourhoods. It is also resulting in concerns amongst local residents about increases in traffic levels on residential streets, as the location of such developments tends to mean that they are reliant on the private car, which also raises questions regarding their appropriateness in terms of sustainability when there is no shortage of sites that are suitable for high density development in more accessible locations in the city.


4.27
As a result of all of these issues, it is considered that the redevelopment and replacement of existing large dwellings should be restricted. In particular, where such redevelopment does take place, the emphasis should be on providing dwellings that are suitable for families, especially larger families, and that will both protect the character of the local area and not result in significant cumulative increases in traffic. This will normally be in the form of houses, but where the design context requires a larger scale of building then the provision of apartments with three bedrooms or more may be appropriate. This will help to ensure an appropriate mix of dwellings across the city.


4.28
This policy supplements Draft UDP Policy H1.


5.
PROVIDING ACCESSIBLE HOMES

POLICY HOU4
ACCESSIBLE HOMES


All dwellings should be designed and constructed to Lifetime Homes standards, except where this is impracticable because of site constraints such as flood risk.


All bungalows and ground floor apartments should be designed and constructed to Wheelchair Housing standards.


Planning applications for residential development should be accompanied by a statement explaining how these requirements have been met in the design of the proposed development.


Reasoned Justification

5.1
Government guidance in PPS1 (Planning Policy Statement 1: Delivering Sustainable Communities) seeks to ensure that all development proposals provide an inclusive environment that secures a better quality of life for everyone, including wheelchair users, people with physical and mental disabilities, elderly people and those with young children.


5.2
It is therefore important to ensure that new housing is adaptable to the changing needs of households, particularly when they become infirm. This helps to reduce the need for individuals to move home when their circumstances change, and supports more integrated and welcoming communities by enabling a wider range of people to live in new developments. Given the ageing population, and the emphasis on delivering social care to people within their own homes wherever possible, the need for dwellings that are easily adaptable is increasing in importance.


5.3
The Lifetime Homes Standard is designed to provide housing that is more flexible and adaptable than that required under Part M of the Building Regulations (although some of the requirements are the same), and is generally more suitable for older or disabled people as well as young families. Lifetime Homes have 16 design features that set them aside from standard dwellings, ensuring that they are able to meet the needs of most households, and details of these are set out in Appendix A. They are designed to cope with households containing one or more members with mobility problems, should the need arise, with an emphasis on easy adaptation to meet changing circumstances. Lifetime Homes look no different to standard dwellings, and are inexpensive to achieve whilst resulting in significant savings on average over their lifetime.


5.4
It is recognised that site constraints may sometimes make it impracticable for Lifetime Homes standards to be met within all or part of a development, for example where flood risk means that providing living accommodation on the ground floor would be inappropriate. In such circumstances, the requirement to meet the full Lifetime Homes standards will be waived, although efforts should still be made to achieve as many of the design features as possible.


5.5
Wheelchair Housing has stricter design standards than Lifetime Homes (see Appendix B), and is expected to provide wheelchair access to all parts of the dwellings from the moment of occupation rather than as a result of later adaptation. This helps to maximise personal independence, and reduces the need for potentially expensive adaptations at a later date. Although there can be no guarantee that dwellings built to Wheelchair Housing standards will be occupied by households requiring such provision, any increase in the number of such dwellings will help to improve the chances of those using wheelchairs being able to access appropriate housing. Ideally, Wheelchair Housing should have all habitable rooms on a single level, and it is therefore particularly suited to bungalows and ground floor apartments, where access directly into the dwelling without any changes in level can be achieved. Consequently, all such dwellings should be built to Wheelchair Housing standards, although external requirements such as covered parking may be waived where it is not practicable to accommodate them, for example in terms of site constraints or the impact on the visual appearance of the development. Compliance with the Wheelchair Housing standards in other types of dwelling will also be encouraged.


5.6
This policy supplements Draft UDP Policies DES2 and H1.


6.
DELIVERING AFFORDABLE HOMES

POLICY HOU5
PROVISION OF AFFORDABLE HOUSING

On all residential sites of more than 1 hectare, or accommodating 25 or more dwellings, at least 20% of dwellings should be in the form of affordable housing.


The affordable housing should be provided on-site by the developer. Each affordable home should be sold by the developer "at cost" or less to a registered social landlord. "At cost" is defined as the per dwelling total of:


· The cost of the land occupied by the affordable housing and any infrastructure required solely to serve it (assuming a standard land value across the whole site); plus


· The cost of constructing the affordable housing and any infrastructure required solely to serve it, including relevant site preparation costs; plus


· The cost of any planning obligations relating specifically to the affordable housing; plus


· A proportionate cost of purchasing the land for, and constructing, any shared infrastructure without which the affordable housing could not be built; plus


· A proportionate cost of any planning obligations applying to the whole site.


Where a registered social landlord is unable to afford the "at cost" price of the affordable housing, and alternative ways of providing or funding the affordable housing either on- or off-site are not considered to be more appropriate by the city council, then a lower number of affordable dwellings may be provided on site by the developer based on the following formula:












Reasoned Justification

6.1
The affordability of housing in Salford has been an increasing problem over recent years, with an 87% increase in the average house sale price between 2000 and 2004, a 138% increase in the number of homelessness acceptances between 2000/1 and 2004/5, and a 300% increase in the number of households on the waiting list for social rented housing between 2000 and 2006. If this issue is not tackled then it could have serious implications for social inclusion, economic growth, health, and the overall sustainability of communities.


6.2
There are a variety of ways in which the need for affordable housing can be identified, all of which have a range of advantages and disadvantages. The city council has used the ODPM Needs Assessment Model
 to calculate its affordable housing need, which is based primarily around the city's Housing Register. The Housing Register is effectively a measure of the number of people seeking social rented housing, although it is recognised that not everyone on the Housing Register is unable to afford open market housing. This has been allowed for in the calculations within the model, which are shown in full in Appendix C.


6.3
The model indicates that approximately 600 affordable dwellings are required each year over the next decade. Given the current annual average housing provision figure of 530 dwellings net of clearance set by the Regional Spatial Strategy for the North West (RSS), it is clearly not feasible to provide all of those affordable dwellings through the planning system. Indeed, this would still not be practicable even if the increased housing provision figure of 1,600 dwellings per annum net of clearance being proposed through the review of the RSS were adopted.


6.4
The approach taken in the SPD seeks to balance the imperative to address as much of the affordable housing need as possible and to build sustainable communities where there are a good mix of dwellings, with the need for realism and to ensure that the viability of development is not compromised by any policy approach. Consequently, the policy has set the affordable housing requirement at 20% of new dwellings. Salford’s Affordable Housing Strategy identifies some of the mechanisms other than the planning system by which affordable housing will be delivered in the city.


6.5
The balance of factors affecting affordability vary across the city, with low household incomes being the primary issue within most of Central Salford whereas relatively high house prices  are more significant elsewhere. However, the problems of affordability are felt across the whole city, and therefore the 20% figure will be applied consistently throughout Salford.


6.6
In order to promote mixed and balanced communities, affordable housing will normally be required to be provided on-site, in accordance with national guidance. This will help to ensure social inclusion and integration, rather than the establishment of "ghettos" of particular types of housing.


6.7
The city council is keen to provide certainty and fairness for developers through this SPD, and not to unduly delay the development process. It is recognised that high development costs (e.g. because of land values, remediation costs, or the need for planning obligations) mean that a standard proportion of affordable dwellings will not always be appropriate because of the potential impact on the financial viability of the development. Equally, it is important to keep any approach as simple as possible in order to minimise expensive delays in the planning process. Consequently, the policy allows for a lower proportion of affordable dwellings to be provided in some circumstances, and is able to respond flexibly to the specifics of any scheme. However, the costs to the developer will always effectively be the same, equating to them foregoing the profit on 20% of the dwellings on their site, with that profit effectively being invested in the affordable housing. This will help to provide certainty for developers in their financial planning.


6.8
If a developer considers that they will not be able to sell the affordable dwellings to a registered social landlord at a price that the latter can afford because of the likely cumulative cost of land, construction and planning obligations, and therefore wish to see the number of affordable dwellings be reduced, then they will need to provide sufficient financial information to enable the city council to corroborate this. This will need to include estimates of land, construction costs, market prices, etc, and the city council may seek external advice to assess such information. The city council will be able to offer advice to developers on the price that RSLs are likely to be able/prepared to pay for any affordable dwellings. Further Information as to what the council will expect developers to provide in order for a particular scheme to be financially appraised can be found in Appendix D.

6.9
This policy supplements Draft UDP Policies H1 and H4.


POLICY HOU6
OFF-SITE PROVISION OF AFFORDABLE HOUSING

Off-site provision of the affordable housing requirement by the developer will only be permitted where it is considered by the city council to be more appropriate than on-site provision or the payment of a commuted sum. Such circumstances could potentially include where:


· Off-site provision would help to meet a particularly severe need elsewhere in the city;


· Off-site provision would provide a better balance of affordable dwellings across the city;


· The building form (e.g. a single block of apartments) makes it impractical to successfully integrate the affordable housing within the development; or


· The site forms part of a wider existing agreement between the city council and the developer, which ensures the delivery of the required number of affordable dwellings within the local area.


The number of dwellings to be provided off-site will be calculated using the following formula:










A commuted sum in lieu of the provision of affordable housing may be sought by the city council as an alternative to either on-site or off-site provision. Where a commuted sum is required it will be derived using the following formula:








Reasoned Justification


6.10
Off-site provision by developers is only likely to be appropriate in a limited number of circumstances, and the starting point for negotiations will always be that the affordable housing should be provided on-site, although it is recognised that this may not always be appropriate or practicable. Where the affordable housing is provided off-site, then the overall impact of the policy should be that the on-site and off-site housing collectively accord with Policy HOU5 in terms of providing 20% affordable housing, and this is achieved using the first formula in the policy. If the off-site provision forms part of a wider site, then the rest of that site will be subject separately to the affordable housing requirement.


6.11
In some circumstances, the city council may consider that the payment of a commuted sum is preferable to either on- or off-site provision of affordable housing. This will often be because of the impracticalities of the developer providing the affordable housing directly. However, there may also be circumstances where the high "at cost" price of providing the affordable housing on-site would reduce the number of affordable dwellings to be provided, in accordance with Policy HOU5, to such an extent that the loss in terms of integrating affordable housing on-site is outweighed by the additional dwellings that could be provided on a less expensive site elsewhere in the city or by bringing private sector dwellings back into use (e.g. through a shared equity scheme). The formula for calculating the commuted sum has been designed to mean that any such payment will have the same impact on the developer as would the on-site provision of the affordable housing, helping to provide certainty for developers in terms of the financial impact of this SPD's affordable housing policies.


6.12
This policy supplements Draft UDP Policies H1 and H4.


POLICY HOU7
TENURE OF AFFORDABLE HOUSING


Affordable housing secured through Policy HOU5 should be in the form of social rented housing, unless otherwise agreed with the city council. Social rented housing is defined as rented housing owned and/or managed by the local authority or a registered social landlord, for which guideline target rents are determined through the national rent regime of the Housing Corporation.


Consideration will be given to the provision of intermediate housing on an equity share basis as an alternative, in part or whole, where:


· Registered social landlords are unable, or do not wish, to manage additional social rented housing in the area;


· Registered social landlords express a preference for intermediate housing;


· Additional social rented housing would result in an over-concentration of such accommodation in the local area to the detriment of sustainable communities; or


· It can be clearly demonstrated that the unmet demand for affordable housing in the local area is for intermediate housing rather than social rented housing.


Where no registered social landlord is able to take up the affordable housing either as social rented housing or intermediate housing, but the provision of affordable housing by the developer is considered preferable by the city council to the payment of a commuted sum for off-site provision, then the affordable housing should be sold by the developer on a shared equity basis with the purchasers paying the "at cost" price as defined in Policy HOU5, and the remainder of the equity being transferred at no cost to the city council. The proportion of the equity owned by the purchaser would be calculated using the following formula:












Reasoned Justification


6.13
Given that the affordable housing requirement of around 600 dwellings per annum over the next decade is calculated primarily from the Housing Register, it is effectively a measure of those needing social rented housing. Social rented stock is able to meet a wider range of needs than intermediate housing, which will only be appropriate for a limited proportion of those in need, and is also particularly important for meeting the needs of the relatively high numbers of vulnerable groups in the city (as identified in Salford's Supporting People Strategy), which can often not afford market or intermediate accommodation.


6.14
As a result of these factors, the city council will normally seek all affordable housing to be in the form of social rented accommodation. However, it is recognised that intermediate housing has an important role to play, both in terms of enabling households to secure a stake in the housing market and in diversifying the range of housing choices available within the city.


6.15
The historically very high level of residential development within the city, projected to continue over the next few decades, means that the SPD should help to deliver significant quantities of affordable housing. There may be circumstances where registered social landlords are unable to purchase and manage such a scale of additional affordable housing provision. Where this occurs, the policy allows for the dwellings to be sold by the developer "at cost" directly to purchasers as intermediate dwellings, with the city council holding the balance of the equity. However, this may not always be the most appropriate solution, and the payment of a commuted sum in lieu of the provision of affordable dwellings may sometimes be sought as an alternative.


6.16
This policy supplements Draft UDP Policy H4.


POLICY HOU8
TYPE OF AFFORDABLE HOUSING


The mix of dwellings in the affordable housing element of a development, in terms of size and type, should be the same as that of the dwellings in the rest of the development as far as practicable, except where:


· The city council or the registered social landlord that will manage the affordable housing requests otherwise; or


· Where a registered social landlord is not involved, the unmet demand for affordable housing can be clearly demonstrated to be for a different size/type of dwellings.


Where a deviation from the mix of dwellings in the rest of the development results in less affordable floorspace than if the same mix of dwellings were provided, then additional affordable units may be required equivalent to that difference in floorspace. Where such a deviation would result in more affordable floorspace than if the same mix of dwellings were provided, then a proportionate reduction in the number affordable units may be permitted.


Reasoned Justification


6.17
In order to achieve balanced communities, the mix of affordable dwellings will normally be expected to match the mix in the market housing being provided in the development. However, the city council may seek to negotiate an alternative mix depending on the specific needs within the area or city. Where this results in the overall amount of floorspace within the affordable dwellings being significantly different to that which would be provided by matching the mix in the market housing then this may justify either an increase or decrease in the number of affordable units.


6.18
This policy supplements Draft UDP Policies H1 and H4.


POLICY HOU9
DESIGN OF AFFORDABLE HOUSING

Affordable housing provided on-site should be integrated into the rest of the development as far as practicable, and physical separation between open market housing and affordable housing should be avoided except where specifically requested by the city council or the registered social landlord that will manage the affordable housing.


Affordable housing provided by developers should be designed and constructed to at least the same standards as the open market housing they are providing as part of the development, and must conform with the Housing Corporation Scheme Development standards.


The registered social landlord that is likely to manage the affordable housing should be involved in the design process by the developer at the earliest opportunity, to ensure that the dwellings will meet the requirements of their future occupants.


Differences in tenure on the site should not be discernible from the exterior.


Reasoned Justification


6.19
Many of the benefits of providing affordable housing on-site rather than off-site may be lost if there is a clear separation on site between the affordable and open market dwellings, effectively creating divisions within the neighbourhood. Therefore, efforts should be made to integrate the tenures as far as possible.


6.20
Those occupying affordable housing should be able to expect the same standards of accommodation as those living in open market housing, supporting objectives relating to social inclusion, cohesiveness and equity. In order to assist with the integration of communities, the dwellings should be designed so that the open market housing and affordable housing cannot be distinguished. This should normally be possible even where design modifications are required to the affordable dwellings in order to meet the Housing Corporation Scheme Development standards or other requirements of the registered social landlord (RSL) that will purchase them. Developers should involve registered social landlords in the design process as early as possible, to ensure that their needs are met, and details of the city council's RSL partners are included in Appendix E.


6.21
This policy supplements Draft UDP Policies H1 and H4.


POLICY HOU10
SECURING THE AFFORDABLE HOUSING

The delivery of affordable housing, or the payment of a commuted sum in lieu of its provision, will normally be secured by means of a legal agreement under Section 106 of the Town and Country Planning Act 1990. Wherever possible, the city council will seek to use a standard legal agreement, which developers should complete in draft form and submit with their planning application.


At least 50% of any affordable housing being provided by the developer (either on- or off-site) should be completed and available for occupation before 50% of the open market housing on site has been occupied.


All of the affordable housing being provided by the developer should be completed and available for occupation before 80% of the open market housing on site has been occupied.


Reasoned Justification

6.22
In order to ensure that the provision of affordable housing agreed during the planning application process is actually delivered in practice, the city council will normally use a “planning obligation” in the form of a section 106 legal agreement. It is intended that a standard draft legal agreement should normally be used, so as to minimise potential delays in the development process and to reduce administrative costs for the city council and applicants. The city council is currently drawing up this draft agreement, which should be available by the time this SPD is adopted. It is anticipated that the agreement will include a number of elements that need to be completed by the developer, ideally prior to an application being submitted, which might include details of the number of affordable dwellings to be provided, their specifications, the timing of delivery, etc.


6.23
There will be some circumstances where a legal agreement under Section 106 of the Town and Country Planning Act 1990 is not considered necessary and/or appropriate, for example where the city council already has a partnership agreement with a developer that will ensure that the required amount of affordable housing is provided in a suitable location and within a satisfactory timescale.


6.24
It will be important to ensure that the affordable housing is delivered at the same time as the open market housing, rather than potentially coming on stream several years later. This will be important not only in securing a continued supply of affordable housing proportionate to the amount of open market housing that is being provided, thereby ensuring that affordability issues are properly addressed, but will also help to promote sustainable communities by providing for all types of household to occupy new development from the start. Therefore, set proportions of the required affordable housing, whether it is being provided on- or off-site will need to be available for occupation before all of the open market housing is completed and occupied.


6.25
This policy supplements Draft UDP Policy H4.


POLICY HOU11
ALLOCATING THE AFFORDABLE HOUSING

All social rented housing secured through this SPD will be allocated using the Salford Housing Partnership’s Choice Based Lettings system.


The allocation of intermediate housing will be determined through negotiation with the city council, with priority being given to existing residents of Salford.


Reasoned Justification

6.26
The city council is currently moving towards a Choice Based Lettings system for allocating all social rented housing (both local authority and registered social landlord dwellings), and this will be officially launched in June/July 2006, several months before this SPD is adopted. This system is driven by needs rather than waiting time, and is designed to protect the interests of vulnerable homeseekers. It also allows homeseekers to choose their home rather than wait for an offer.


6.27
There is currently no formal system for allocating intermediate housing, given the historically small supply. Consequently, allocations will be made through negotiation between the city council and the organisation managing the intermediate housing.  Priority will be given to Salford residents to ensure that the needs of existing communities are met by the provision of additional affordable housing, rather than need being drawn in from elsewhere. In order to ensure that affordable intermediate housing is occupied only by those in need, there will be restrictions that prohibit those persons allocated such housing from then letting the whole property to other occupiers. The city council is intending to develop an intermediate housing allocations policy in the near future.


6.28
This policy supplements Draft UDP Policy H4.


POLICY HOU12
MAINTAINING THE SUPPLY OF AFFORDABLE HOUSING

Where occupants increase their share of the ownership of intermediate housing secured through the policies of this SPD, then the receipts should be recycled to provide additional affordable housing within Salford.


Where social rented housing secured through the policies of this SPD is sold by a registered social landlord to become open market housing (either for rent or sale), then the receipts should be recycled to provide additional affordable housing within Salford.


Reasoned Justification

6.29
Where intermediate housing is provided, occupants will invariably have the opportunity to purchase some or all of the remaining equity that they do not own, potentially "staircasing" to full ownership. Consequently, the number of affordable homes could gradually decrease, and therefore the benefits secured through this SPD could potentially diminish. To avoid this situation, any capital receipts from occupiers purchasing an additional share of an intermediate affordable home should be recycled into the provision of additional affordable housing within Salford. This could potentially be through new intermediate homes (either new build or involving the purchase of private dwellings) or new social rented accommodation.


6.30
It is anticipated that social rented housing provided through a registered social landlord will remain affordable in perpetuity. However, it is possible that changes in Government policy could enable such dwellings to be sold by registered social landlords, for example through an initiative similar to the Right to Buy scheme for local authority housing. As with the intermediate housing, it will be important to ensure that any associated capital receipts are recycled into the provision of additional affordable housing within Salford, so that the benefits of this SPD's policies are not gradually lost to the city.


6.31
Legal agreements may be used to ensure that this recycling of capital receipts into the provision of affordable housing in Salford is secured.


6.32
This policy supplements Draft UDP Policy H4.


7.
STUDENT HOUSING

POLICY HOU13
DEMONSTRATING A NEED FOR STUDENT HOUSING


Major planning applications for student housing should be accompanied by an assessment of the need for student housing within the local area, and the city of Salford more generally. Such an assessment should specifically identify:


· The likely level of demand for student housing over the next ten years (split by type and cost);


· The existing number and location of student housing units (split by type and cost);


· The number and location of additional student housing units that have extant planning permission (split by type and likely cost);


· The sector of the student housing market at which the proposed development is targeted in terms of type and cost, compared with the likely level of demand within that sector and the existing and anticipated levels of provision in that sector elsewhere within the city;


· Any potential "leakage" of demand to student housing outside the city;


· Any potential impact on the local housing market if the number of students living in accommodation not specifically designed for students decreases; and


· The adaptability of the proposed development for uses other than student housing if the anticipated demand does not manifest.


Reasoned Justification

7.1
For the purpose of this policy, student housing is defined as housing that people move into when they become students and do not remain in for any significant period after they cease being students. It therefore includes accommodation specifically built for the student market, as well as mainstream housing in which a group of students live on a shared basis during their course. It excludes housing that students were already living in prior to applying for their course, for example where they continue to live with their parents or where they are already working in the area and commence a part-time course.


7.2
Purpose-built student housing is often in the form of individual units of accommodation consisting of a relatively small bedroom and en-suite bathroom, with several units sharing a kitchen and sometimes a living room. Such buildings are generally not easily converted to other uses such as mainstream housing. Given this lack of adaptability, it is therefore essential that the expected need for new purpose-built student housing is relatively certain. Otherwise, there is a risk that the development might not be occupied, or there could be pressures for its alternative use as hostel accommodation which would generally be highly inappropriate in such a large concentration (such uses instead being more suited to small buildings that enable greater integration into communities).


7.3
Therefore, planning permission will only be granted for new student housing where the demand for the additional accommodation has been clearly demonstrated. In determining the likely level of demand for student accommodation, regard should be had to, inter alia:


· Existing and projected numbers of students in further/higher education in Salford, taking into account any expansion plans of the University of Salford and Salford College;


· The proportion of those students that are likely to require student housing in Salford; and


· The number of students at further/higher education establishments in Manchester that would be likely to access student housing in Salford.


7.4
The market for student accommodation is not homogenous, not just in terms of various options relating to shared housing or self-contained purpose-built accommodation, but also with regards to the costs of accessing such housing. Therefore, regard will be had to issues of type and cost when considering the likely need/demand for additional student housing. It will also be important to identify whether the additional competition from the development with the use of mainstream housing by students could lead to any destabilising of local housing markets through a sudden reduction in demand.


7.5
This policy supplements Draft UDP Policy H7.


8.
IMPLEMENTATION AND MONITORING


Implementation


8.1
The development control process will be the primary way in which the SPD is implemented. It will inform decisions regarding all new developments that include residential accommodation. 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.


8.2
Developers are advised to discuss possible schemes with Urban Vision (which provides Salford’s development control service on behalf of the city council), and the city council’s Spatial Planning and Housing Strategy sections, at the earliest opportunity, and wherever possible prior to any planning application being submitted. This will help to ensure that the requirements of this SPD are successfully integrated from the start of the development process, rather than schemes having to be amended after expensive design work has already been undertaken, which can be both costly and lead to delays for developers. Contact details for Urban Vision and the city council’s Housing and Spatial Planning services can be found in Appendix F.


8.3
The city council’s registered social landlord (RSL) lead partners will have a key role in implementing the affordable housing policies within the SPD, and their details are set out in Appendix E. Developers should seek to work in partnership with those RSLs, involving them in scheme design and development from the start wherever possible.


8.4
The SPD is one element of a wider range of plans and strategies that will help to deliver sustainable communities through the provision of new housing and the improvement of existing dwellings. It will therefore be implemented having regard to those other documents, which include Salford’s Community Plan, Housing Strategy, and Affordable Housing Strategy, and will be supported by other processes such as the huge investment in the local authority housing stock to bring it up to Decent Homes Standard and the individual investment decisions of a wide range of stakeholders.


Monitoring


8.5
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 policies of the SPD, and assess whether those policies are having their intended effect, including their performance against the SPD’s indicators as set out below.


8.6
The success of the SPD will ultimately depend on the scale and location of residential development coming forward in the city, which is likely to vary significantly over time depending on economic cycles and the regeneration process. Furthermore, there will be a delay between the implementation of the SPD commencing and its effects being seen in full in terms of the housing being developed in the city, because of delays between applications being approved and planning permissions being implemented. Therefore, it will be important to judge the effectiveness of the SPD over several years rather than for any single twelve-month period.


8.7
The following indicators will be used to assess the effectiveness of the SPD:


1)
Average annual number of new houses constructed 


2)
Average annual number of new houses with three bedrooms or more constructed


3)
Average annual number of new houses with five bedrooms or more constructed 


4)
Average annual % of new apartments that are studios 


5)
Average annual % of new apartments with a floorspace of 65 square metres or more 


6)
Average number of new affordable dwellings constructed 


7)
Average % of new affordable dwellings that are social rented 


8.8
It is recognised that many of the policies have some exceptions built into them, and therefore the standards will not necessarily be met on all sites. 


Review


8.9
The assessment of SPD performance in the Annual Monitoring Report will help to identify if there is a need for the SPD to be reviewed. If a need for the review of the SPD is identified, then a timetable for this process will be included in Salford’s Local Development Scheme as resources permit.


APPENDIX A


LIFETIME HOMES ACCESSIBILITY STANDARDS

1)
Car Parking Width



In-curtilage car parking spaces must be capable of enlargement to 3300mm width (generally by having a 900mm path or garden strip adjacent to the 2400mm space for a car). 


2)
Access from Car Parking



Parking should be adjacent or kept to a minimum distance from the dwelling and should be level or gently sloping. A level approach is preferable, although where topography prevents this, a maximum gradient on an individual slope is permissible as follows:



1:12 if the slope is less than 5m;



1:15 if the slope is between 5m-10m; 



1:20 where the slope is more than 10m.



There must be top, bottom and intermediate 1200mm clear landings, and paths should be a minimum 900m wide. 


3)
Approach Gradients


The approach to all entrances should be level or gently sloping. The specification or criterion 2 gives the definition of gently sloping


4)
External Entrances


All entrances should be illuminated and have accessible level access over the threshold level and the main entrance should be covered. The threshold upstand should not exceed 15mm.


5)
Communal Stairs and Lifts 



Communal stairs should provide easy access and where homes are reached by a lift, it should be fully wheelchair accessible.


Communal stairs:
Uniform rise not more than 170mm, uniform going not less than 250mm.
Handrails extend 300mm beyond top and bottom step, handrail height 900mm from each nosing.

Lifts:
Clear landing entrances minimum 1500mm x 1500mm
Minimum internal dimensions 1100mm x 1400mm
Controls between 900 – 1200mm from floor and 400mm from the lift’s internal front wall.


6)
Doorways and Hallways



Internal doorways and hallways should conform to Part M, except that when the approach is not head on and the hallway width is 900mm, the clear opening width should be 900mm rather than 800mm. There should be a 300mm nib or wall space to the leading edge of the doors on entrance level.  Front doors should have a clear opening width of 800mm and internal and back doors a clear opening width of 750mm. When the approach is not head-on and the corridor width is only 900mm, the doorway clear opening width should be 900mm. There should be 300mm space allowance between any corner and the opening edge of any doors at entrance level. Door and corridor widths should conform to the following:

		Doorway clear opening width (mm)

		Corridor/passageway width (mm)



		750

		900 (when approach is head on)



		750

		1200 (when approach is not head on)



		775

		1050 (when approach is not head on)



		900

		900 (when approach is not head on)





7)
Wheelchair Accessibility



There should be space for turning a wheelchair in dining areas and living rooms and adequate circulation space for wheelchair users elsewhere. Where furniture layout is shown, a 1500mm diameter or 1700x1400mm elliptical turning space should be shown. In kitchens a minimum 1200mm space between units and the opposite wall will suffice.


8)
Living Room



The living room should be at entrance/ground level. 


9)
Entrance Level Bedspace



In houses of two or more storeys, there should be space on the entrance level that could be used as a convenient bed space. 


10)
Entrance level WC



There should be an accessible entrance level toilet incorporating drainage provision for a future shower. 

a)
In smaller units (2 bedrooms or smaller) it is sufficient for this toilet to comply with Approved Part M standards, i.e.:


· there should be clear space to enable a wheelchair user to access the WC, unimpeded by the washbasin.

· The clear useable space between the front of the WC bowl and the opposite door or wall should be at least 750mm, and the distance from the central line of the cistern to the adjacent wall should be at least 450mm.

· Where oblique access is needed, there should be a minimum of 250mm to the side of the door.

b)
In larger units (3 bedrooms or more) or those on one level, the WC should be fully wheelchair accessible, such that:

· A wheelchair user can close the door when inside the toilet. An outward opening door will normally be required.

· Drainage for a future shower should ideally be incorporated in the WC compartment or, if this is not possible, located nearby.

· There should be a minimum 1100mm between the WC pan front rim and the opposite wall.

· There should be at least 700mm clear space beside the WC to enable side-transfer from a wheelchair.

11)
Bathroom and WC Walls



Walls in bathrooms and toilets should be capable of taking adaptations such as handrails, i.e. should be reinforced between 300 and 1500mm above floor level. 


12)
Stair Lift/Through Floor Lift



The design of new dwellings should incorporate:


a) provision for a future stair-lift. There should be a minimum of 900mm clear distance between the stair wall and the edge of the opposite stair-rail or balustrade. Unobstructed landing space is needed at the top and bottom of the stairs.


b) Suitably identified space for a potential through-floor lift from the ground to the first floor, for example to a bedroom next to a bathroom. 


13)
Tracking Hoist Route



The design should provide for a reasonable route for a potential hoist from a main bedroom to the bathroom. This is best provided by incorporating a knock-out panel between the main bedroom and an area of the bathroom unobstructed by fixtures and fittings, although a route via the landing is acceptable, as technological advances in hoist design mean that a straight run is no longer required.


14)
Bathroom Layout



The bathroom should be designed to incorporate ease of access to the bath, toilet and wash basin. Although there is not a requirement for turning circles in bathrooms, this standard will normally require an outward opening door, and 1100mm between the front rim of the WC pan and the opposite wall so that a wheelchair user can conveniently use the bathroom and gain side access to the WC.


15)
Window Specification



Living room window glazing should begin at 800mm or lower and windows should be easy to open and operate. 


16)
Controls, Fixtures and Fittings



Switches, sockets, ventilations and service controls should be at a height usable by all (i.e. between 450mm and 1200mm from the floor). This applies to all rooms including the kitchen and bathroom. 


Further information on Lifetime Homes Standards


Further design guidance on Lifetime Homes standards is contained in ‘Meeting Part M and Designing Lifetime Homes’ published in 1999 by the Joseph Rowntree Foundation, ISBN 1 85935 051 8. This is downloadable from www.jrf.org.uk or hard copy can be purchased for £19.95.


Guidance is also available at www.lifetimehomes.org.uk

APPENDIX B


WHEELCHAIR HOUSING STANDARDS

Wheelchair Housing, i.e. housing specifically designed to meet the needs of wheelchair users, should incorporate the following key features:


Approach


· Level or gently sloping route to all external entrances, and to external facilities such as storage, parking, binstore, garden and clothes drying area.


· Paths slip resistant and smooth, minimum width 1200mm.


· Ramps to be avoided.


· Path gateways to provide minimum 850mm clear opening width.


· Good cover at point of transfer from vehicle to wheelchair.


Parking


· Located adjacent to the front entrance


· Under cover


· 3.6metres wide


· Located beside a 900mm wide path connecting the front door, parking bay and the adjacent road


Entrance


· Entrance to be covered and well lit.


· Entrance landing to be level, and min 1500x1500mm


· All external doors to give 800mm clear opening and to have accessible thresholds.


Internal circulation


· Corridors minimum 900mm wide, 1200mm wide where 90° turn necessary and 1500mm wide where 180° turn necessary.


· Internal doorways to give minimum 775mm clear opening width and to have level thresholds.


· Provision for storage and recharging of battery-operated wheelchair.


· Minimum turning space inside entrance 1200x1500mm


· Rooms all on one level or accessible by wheelchair accessible lift. Where lift required, to comply with BS5900 (1991).


· Bedrooms, living rooms and dining rooms with adequate space for wheelchair users to turn through 180° with furniture in place i.e. turning circle 1500mm or ellipse 1800x1400mm.


· Main bedroom to bathroom connected by full height knockout panel, or other means.


· Suitable provision for future hoist to run between main bedroom and bathroom.


· Kitchen layout provides effective and appropriate space for use by a wheelchair user. Clear manoeuvring area minimum 1800x1400mm.


· Bathroom layout ensures independent approach/transfer to and use of all fittings, including manoeuvring space clear of fittings.


· Extra space in bathroom for both bath and shower with at least one to be fully installed. Shower area to be wheelchair accessible with floor drain.


· Suitable controls of mains water stopcock, gas and electric main consumer units. Suitable isolating valves to sink, washing machine etc.


· Glazing line in living/dining/bedrooms no higher than 810mm above room floor level.


The current best practice guidance on wheelchair housing standards is Wheelchair Housing Design Guide (2nd Edition) by Stephen Thorpe and Habinteg Housing Association, published in February 2006 by BRE bookshop (http://www.brebookshop.com/details.jsp?id=33004). This design guidance, which is more detailed than the points listed above, should be followed if a dwelling is required to be built to wheelchair standard.


APPENDIX C


AFFORDABLE HOUSING NEEDS ASSESSMENT – APRIL 2006

The need for affordable housing has been identified using an ODPM needs assessment model
 , which is primarily based around using information from the Housing Register. Salford’s Housing Register does not include financial information, and therefore a number of assumptions have had to be made regarding the likely proportion of households on the register who are unable to meet their housing needs in the open market, and who therefore require affordable housing. Inevitably, some of those on the Housing Register will be able to meet their housing needs in the open market.


Assumptions 


For the purposes of this model, it has been assumed that all of those who have been on the register for more than three years are able to access open market housing, otherwise they would have been provided with social housing more urgently. This is likely to underestimate the level of need, because some households may have been on the register for more than three years as a result of the ever increasing number of households applying for social housing, meaning that they may still be in need of affordable housing but have not been housed because others are in greater need.


In addition, all of those who are identified on the register as not having local connections have also been discounted from all of the calculations. This is to avoid a situation where Salford effectively attracts additional household needs by satisfying needs generated outside the city. There is an argument that some of this need should be satisfied, for example because households without a local connection may be required to fill employment opportunities, and therefore this may lead to some undercounting of need.


It has also been assumed that those leaving the register before they are provided with social housing within Salford must also be able to meet their housing needs in the open market, or have secured accommodation outside of the city in other Local Authority / Housing Association stock  and therefore have also been discounted. Again, this is likely to underestimate demand for affordable housing, because some of those households may have been forced to take unsuitable housing (either in terms of type, location or cost) because of the urgency of their need.


Throughout the calculations, those with “in need” credits have been distinguished from those without such credits . This is because analysis of the Housing Register would indicate that those without such credits are much more likely to be able to access market housing, and therefore making specific calculations for each group is likely to make the model more accurate. Reasons for applicants being awarded “In need” credits are: a management decision; having special needs; the impact of community regeneration; being statutory homeless; having a need for care and support; minor medical reasons; household overcrowding; child at height; and insecurity of tenancy.


The following description explains briefly how the ODPM model has been used to calculate the affordable need for the city. 


STAGE 1: ASSESSING CURRENT NEED


The proportion of households on the Housing Register who do not have a local connection and/or have been on the register for more than three years was not available for the figures from 1st April 2005, but is for 1st April 2006. It has been assumed that the proportion of those with and without in need credits who fit into one or both of those categories was the same on 1st April 2005 as it was 12 months later.


On 1st April 2006 (when 12,791 households were on the Housing Register), 2,509 of the 3,246 with credits had a local connection and had been on the register for less than three years = 77.30%. It has been assumed that the same proportion of those with credits on 1st April 2005 had the same characteristics, i.e. 77.30% of the 5,889 with credits = 4,552.


On 1st April 2006, 6,346 of the 9,545 without credits had a local connection and had been on the register for less than three years = 66.49%. It has been assumed that the same proportion of those without credits on 1st April 2005 had the same characteristics, i.e. 66.49% of the 5,327 without credits = 3,542.


Of those on the register on 1st April 2005, excluding those without a local connection or who had been on the register for more than three years, 1,039 of those with credits and 2,745 of those without credits left between 1st April 2005 and 1st April 2006. This equates to 22.83% of all those with credits (who have a local connection and have been on the register for less than three years) not requiring affordable housing because they are able to meet their own needs (i.e. 1,039 divided by 4,552 multiplied by 100). The figure for those without credits is 77.50% (i.e. 2,745 divided by 3,542 multiplied by 100).


It has been assumed that the proportion of those with and without credits (having a local connection and have been on the register for less than three years) who stay on the register for the following 12 months, and therefore are considered to require affordable housing, remains the same each year (i.e. 77.17% for those with credits, and 22.50% for those without).


Applying those proportions to the numbers on the register on 1st April 2006, gives a current need of:


· 1,936 for those with credits (i.e. 77.17% of the 2,509 with credits, who have a local connection and have been on the register for less than three years, are expected to be unable to meet their own needs in the open market over the next 12 months); and


· 1,428 for those without credits (i.e. 22.50% of the 6,346 without credits, who have a local connection and have been on the register for less than three years, are expected to be unable to meet their own needs in the open market over the next 12 months)


There is therefore a total of 3,364 households in current housing need. 


STAGE 2: AVAILABLE STOCK TO OFFSET NEED


Of those households on the register who had a local connection and had been on the register for less than three years:


· 459 of those with credits were currently living in local authority or housing association stock. 38 of these were in stock outside the city. In other words, if the needs of all of those households were met then 421 affordable housing units would be freed up within the city.


· 2,621 of those without credits were currently living in local authority or housing association stock. 177 of these were in stock outside the city. In other words, if the needs of all of those households were met then 2,444 affordable housing units would be freed up within the city.


Assuming that the same proportion of those currently in local authority and housing association stock were in need as the wider housing register, the following number of units would be freed up in the city:


· 77.17% of the 421 with credits within the city, i.e. 325 units


· 22.50% of the 2,444 without credits within the city, i.e. 550 units


Therefore a total of 875 units that would be freed up if all of those identified as being in need, who currently live in local authority or housing association stock within the city, were re-housed (i.e. row 2.1 of the model).


Taking into account the units that could be freed up if those in existing social stock were rehoused, surplus  stock in LA/RSL tenure, the committed supply of new affordable units, and the social rented units to be taken out of management, this gives a shortfall of total stock available to meet current need of 204 dwellings (calculated by: 875 + 331 + 1,590 – 3,000).


The total unmet housing need is therefore the number of households currently in housing need (i.e. 3,364) minus the stock available to meet that need (i.e.  -204), which equals 3,568. It has been assumed that this unmet need should be met over the period of the Draft Replacement UDP (i.e. by 2016), which would equate to the provision of 357 dwellings per annum.


STAGE 3: NEWLY ARISING NEED


New household formation has been derived from the Government’s 2003-based household projections. These indicate an average household growth over the next ten years of 500 households per annum. 50% of these are considered likely to be unable to meet their needs in the open market, based on household incomes, entry-level rents and property prices, and other research and intelligence work, i.e. 250 households per annum. The overall scale of household growth is likely to be a significant underestimate in practice, given that the Draft RSS is proposing a housing provision figure for Salford of 1,600 dwellings per annum net of clearance.


The model also looks at existing households falling into need per annum - over the period 1st April 2005 to 1st April 2006, 1,415 households with a local connection joined the Housing Register, were awarded in need credits, but were still on the register on 1st April 2006. Assuming the same proportion as discussed above are unable to meet their housing needs in the open market (i.e. 77.17%) means that 1,092 households would require affordable housing.


Over the same period, 4,203 households without credits joined the register, had a local connection, and were still on the register on 1st April 2006. Assuming the same proportion as discussed above are unable to meet their housing needs in the open market (i.e. 22.50%), this means that 946 households would require affordable housing.


In addition to these households falling into need over that period, there would also have been a significant number of households who joined the register after 1st April 2005 but were provided with affordable housing before 1st April 2006, meaning that they would not show up on the register on either date. The only figures which are available for such households cover the period 1st November 2004 to 1st November 2005. These show that 1,216 households registered after 1st November 2004, but were housed before 1st November 2005.


Assuming that this number remains constant, this would mean that an additional 1,216 households fell into need over the period 1st April 2005 to 1st April 2006 in addition to those that entered the housing register during that 12 month period and were still on it on 1st April 2006.


An allowance also needs to be made for the number of households currently living in private sector dwellings who will need to be re-housed because of clearance activity (primarily associated with the Housing Market Renewal programme), and who will not be able to secure open market housing (primarily because of the very low values of some of the properties being cleared). This is estimated at 200 households per annum.


Therefore, the overall number of existing households falling into need each year is estimated at 250 (derived from household growth) plus 1,092 (households with credits falling into need but not being housed in any one year) + 946 (households without credits falling into need but not being housed in any one year) + 1,216 (households falling into need and being housed in any one year) + 200 (households needing affordable housing because of the clearance of private sector dwellings), which totals 3,704.


STAGE 4 : FUTURE SUPPLY OF AFFORDABLE UNITS


The future supply of affordable housing is estimated to be 3,458 dwellings per annum. This is based on an allowance from the average number of Local Authority lettings (let to new secure tenants and let to tenants on an introductory basis) and RSL lettings between 2001-05, and also the number of intermediate dwellings which come up for re-let or re-sale at sub market levels.


NET SHORTFALL OR SURPLUS OF AFFORDABLE UNITS


The overall shortfall in affordable housing therefore equals the annualised requirement for satisfying the backlog of need (357) plus the newly arising need per annum (3,704) minus the annual supply of affordable housing (3,458), which totals  603 affordable units per annum.


The table below summarises how the affordable housing shortfall has been calculated:


		Detailed needs assessment table



		Stage and step in calculation

		Date Sources

		Number of dwellings



		STAGE 1: CURRENT NEED (Gross)



		1. Total current housing need (gross)

		Housing Register

		3364



		STAGE 2: AVAILABLE STOCK TO OFFSET NEED



		2.1 Current occupiers of affordable housing in need

		Row 1 minus those occupiers of social stock in other local authority areas

		875



		2.2 plus Surplus Stock

		Local Authority and RSL vacant properties above 3% vacancy – RSL data April 2005, LA data April 2006

		331



		2.3 plus Committed supply of new affordable units

		Approved Affordable Housing Programme 2006-08 of LAs and RSLs, and anticipated future bid Programme 2008 and beyond

		1590



		2.4 minus Units to be taken out of management

		Past trends and estimate derived from HMR Capital Programme information (only LA / RSL stock) 

		3000



		2.5 equals Total Stock available to meet current need

		2.1 + 2.2 + 2.3 – 2.4

		  –204



		2.6 equals Total unmet housing need

		1 – 2.5

		  3568



		2.7 times annual quota for the reduction of current need

		Policy judgment – period of UDP

		10 years



		2.8 equals annual requirement of units to reduce current need

		2.6 / 2.7

		  357



		STAGE 3: NEWLAY ARISING NEED



		3.1 New household formation (net per year) 

		RFI / Household formation and Economic assumptions

		500



		3.2 times Proportion of new households unable to buy or rent in the market

		Household incomes and entry level rents / property prices – RFI work

		50%



		3.3 plus Existing households falling into need

		Housing Register; and annualised private clearance estimate

		3454



		3.4 equals Totals newly arising housing need (gross per year)

		(3.1 x 3.2) + 3.3

		 3704



		STAGE 4: FUTURE SUPPLY OF AFFORDABLE UNITS



		4.1 Annual supply of social re-lets (net)

		LA and RSL lettings average 2001-05

		3453



		4.2 plus Annual supply of intermediate housing available for re-let or resale at sub market levels

		Estimate taking into account intermediate stock and turnover

		5



		4.3 equals Annual supply of affordable units

		4.1 + 4.2

		3458



		NET SHORTFALL OR SURPLUS OF AFFORDABLE UNITS



		Overall shortfall or surplus

		2.8 + 3.4 – 4.3

		  603





APPENDIX D


FINANCIAL APPRAISAL OF SCHEMES


If a developer considers that they will not be able to sell affordable dwellings to a registered 


social landlord at a price that the latter can afford, the city council will expect ‘open book’ 


negotiations and may seek independent viability advice on both costs and values. Such 


appraisals will be scrutinised by council officers or a Third Party with relevant professional 


experience, and it is expected that they should include, amongst other things, the following 


information:


Land acquisition costs


· Estimate of the land costs which should be what the developer has paid/will pay, rather than the value of the land at the time of the development or sale of the dwellings (net of any site abnormals and including VAT if applicable)


Construction Costs


· Estimate of all aspects of construction costs, including abnormals, site works and estate completions. Abnormals to be itemised and costed individually. General construction costs should be expressed as a price per m2 or ft2 of proposed built form; and


· What allowances have been made within the estimated figures for building cost inflation


Fees and other costs


· Itemised breakdown of main development and sales related fees and other costs (including design, engineering, planning, building control, surveying, warranties, legal fees, introduction fees, marketing and direct sales costs and interest charges where identified at a scheme level).


Projected Sale Prices for dwellings


· How much the developer is proposing to sell the completed dwellings broken down by dwelling type; and


· What allowance has been made by the developer for inflation on values up to point of sale when compared to prices applicable at time of compiling information.


Gross Margin


· As a percentage of the proposed gross sales value of the developments, what contribution the developer is assuming to achieve for overheads and profit combined


Other costs and receipts


· How much the developer has allowed, by item, for any other contribution or costs associated with the development including planning gain contributions for education, transport, local facilities etc; and


· How much the developer has allowed in its assessment of viability for receipts attributable to providing affordable housing in accordance with Council’s policy expectations, broken down by dwelling numbers, type and tenure.


APPENDIX E


REGISTERED SOCIAL LANDLORD


PARTNERS IN SALFORD


Developers are advised to contact Salford City Council to discuss possible registered social landlord (RSL) partners for affordable housing schemes.


Our Lead partners are:


Great Places Housing Group


Southern Gate


729 Princess Road


Manchester


M20 2LT


Contact: Peter Bojar


Tel: 0161 447 5000


Contour Housing Group


Portico House


Jo Street


Salford


M5 4AB


Contact: Paul Mullane


Tel: 0161 274 4744


The Lead RSL partners listed above have been endorsed by the city council. They have demonstrated that they have:


· A proven track record in the design, development, delivery and management of affordable housing schemes in Salford; and


· A common interest in achieving the objectives in Salford's Housing Strategy. 


The process to select the RSL partners was carried out in partnership with Manchester City Council as part of the Manchester Salford Housing Market Renewal Pathfinder initiative. The Pathfinder commissioned the work in recognition of the important role that RSLs have to play in delivering some of the key housing market renewal objectives.


Lead RSLs are expected to make a key contribution, through local area partnership arrangements, to the development of the area’s housing, regeneration and neighbourhood renewal strategy and programme, and have They have responsibility for the delivery of special projects and/or neighbourhood management services as determined at area level, working individually or in partnership. They are committed to realigning/configuring their services and resources in support of the area strategy.


Other RSLs:


Where a developer expresses a desire to work in partnership with an RSL that is not listed below, the city council will give this consideration. However, the RSL partners above already have the city council's endorsement for involvement in affordable housing schemes, and will generally be in a better position to be supported in any future funding bids.


A list of other RSLs active in Salford can be found on the city council’s website at: 


http://www.salford.gov.uk/living/housing/findahome/housing-associations

APPENDIX F


USEFUL CONTACTS


Developers are encouraged to discuss schemes where the city council will require affordable housing, at the earliest opportunity, and preferably before the submission of a planning application, with the following contacts:


Urban Vision


Development Control


Emerson House


Albert Street


Eccles


M30 0TE


Tel: 0161 779 4847


Fax: 0161 779 6002


Email: planning.contact@salford.gov.uk

Strategy and Partnerships


Housing Services


Salford City Council


Crompton House


100 Chorley Road


Swinton


Salford


M27 6ES


Tel: 0161 922 8713


Fax: 0161 793 2475


Email: housing.strategy@salford.gov.uk

Spatial Planning (Plans Group):


Salford City Council


Civic Centre


Chorley Road


Swinton


M27 5BW


Contact: Matt Doherty


Tel: 0161 793 3666


Fax: 0161 793 3667


Email: matt.doherty@salford.gov.uk


Number of affordable dwellings normally required by the policy







Purchase price that the RSL can afford







x







Reduced number of affordable dwellings







=







“At cost” price of the dwellings







Number of dwellings on the parent site







=







Number of off-site dwellings







4







_







Number of affordable dwellings normally required by the SPD







x







=







“At cost” price of the dwellings + sales costs







Open market price of the dwellings







Commuted sum







“At cost” price paid by the purchaser







x







=







100







Proportion of equity owned by purchaser (%)







Open market value of the property at the time of purchase











� ODPM (March 2005) What is a Sustainable Community? (http://www.odpm.gov.uk/index.asp?id=1139866)



� ODPM (December 2005) Housing Market Assessments – Draft Practice Guidance, page 37 � HYPERLINK "http://www.odpm.gov.uk/index.asp?id=1162418" ��http://www.odpm.gov.uk/index.asp?id=1162418�



� ODPM (December 2005) Housing Market Assessments – Draft Practice Guidance, page 37 � HYPERLINK "http://www.odpm.gov.uk/index.asp?id=1162418" ��http://www.odpm.gov.uk/index.asp?id=1162418�
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1.
NON TECHNICAL SUMMARY


1.1
This section provides a non-technical summary of the Sustainability Appraisal (SA) report, setting out the SA process and the difference that it has made to the production of the SPD. Contact details are also provided with information on how to comment on the SA report during the consultation period.



Purpose of Housing Supplementary Planning Document


1.2
The Supplementary Planning Document (SPD): Housing will advise people on, and clarify particular policies in the draft Replacement UDP related to certain housing issues. It is particularly concerned with ensuring that there is an adequate supply of affordable housing in the city, and that there is an adequate mix of dwellings to ensure mixed, sustainable communities.  It is thought that the document will help to ensure consistent and transparent decision making.



Purpose of Sustainability Report


1.3
The purpose of the Sustainability Appraisal (SA) is to promote sustainable development through the integration of sustainability considerations into the preparation and adoption of the SPD. The SA considers the SPD’s implications, from an environmental, social and economic perspective by assessing options and the draft SPD against sustainability objectives for the city and the available baseline data.


1.4
SA is mandatory for SPDs under the requirements of the Planning and Compulsory Purchase Act (2004). SAs of SPDs should also fully incorporate the requirements of the European Directive 2001/42/EC, known as the Strategic Environmental Assessment (SEA) Directive, which was transposed into English Law by the ‘Environmental Assessment of Plans and Programmes Regulations 2004 (SEA Regulations)”.



Appraisal Methodology 


1.5
The approach adopted to undertake the SA was based on the process set out in the Office of the Deputy Prime Minister (ODPM) Guidance Paper ‘Sustainability Appraisal of Regional Spatial Strategies and Local Development Documents’ November 2005.


1.6
The level of detail and the scope that the SA covered was agreed by key stakeholders involved in the SA process as part of consultation on a SA Scoping Report. This report was produced to set out the initial context and findings of the SA and the proposed approach to the appraisal process.



Relationship to other Plan, Programmes and Objectives


1.7
The purpose of reviewing other plans, policies and programmes, and sustainability objectives is to ensure that the relationship between these documents and the draft SPD has been fully explored. This will in turn ensure that Salford City Council is able to act on any identified inconsistencies between international, national, regional and local objectives.


1.8
A range of national, regional and local policies and strategies were reviewed as part of the SA process and no major inconsistencies were found between policies. The key links identified were with, amongst others; PPG3 Housing; Circular 6/98; Influencing the size, type and affordability of housing /  Planning for Housing Provision (Consultation Papers);  and the Draft Replacement UDP.



Establishing the Baseline and Key Issues


1.9
Data was collected to show the current position of the city in relation to a range of environmental, social and economic issues. This was used to establish key issues, and trends against which to measure the impact of the Housing SPD. 


1.10
The review of the Baseline information indicated that there is a skewed housing market in the city in terms of the type of accommodation available, when compared to national averages (particularly in terms of the lack of detached dwellings). There is also a possible mismatch between the council’s aspirations to attract families to the city, the existing type of housing being built in the city and that in the planning pipeline. Accommodation in the city is increasingly becoming unaffordable, with house prices increasing by more than the national and regional averages. Problems of unaffordable accommodation can be seen in the increase in the number of people on the Housing Register and the loss of council owned stock under the Right to Buy scheme.



Sustainability Objectives


1.11
The establishment of a framework of sustainability objectives against which to measure the ability of the SPD to deliver sustainable outcomes is central to the SA process and provides a way in which sustainability effects can be described, assed and compared. There are 25 city-wide core SA objectives used for the SA., and 2 sub objectives which were drawn from the sustainability issues identified through an analysis of the baseline data and the review of other plans, policies and strategies. 


1.12
The level of detail and the scope that the SA was intended to cover was agreed by key stakeholders involved in the SA process as part of consultation on a SA Scoping Report. This current report has been produced to reiterate the proposed approach to the appraisal process and to set out the findings of the SA.



Appraisal of Strategic Options


1.13
SA is required to consider alternative options as part of the appraisal process in order to weigh up the relative advantages / disadvantages and agree appropriate mitigation in order to minimise harmful impacts and maximise potential beneficial impacts. The options that were assessed were formulated from the Council’s intention to provide transparent guidance for developers with regards to the provision of affordable housing, and the desire for a mix of dwellings in order to secure mixed and sustainable communities. The options assessed were:


· Option 1 - Do nothing / business as usual: This option would be to not produce the SPD, and so therefore provide no additional guidance relating to affordable housing and the need for new developments to contribute to the creation of mixed and sustainable communities. 


· Option 2 - Provide clear guidance for developers by way of producing an SPD which seeks to deliver a set proportion of houses and apartments in all schemes across the city, and also sets a high affordable housing requirement. Also include policy outlining how developers should show demand for student accommodation, and also the requirement for all homes to meet lifetime homes standards, or wheelchair standards in particular circumstances.

· Option 3 – Provide clear guidance for developers by way of producing an SPD where the level of apartments and houses to be sought in new developments would vary by location, and the affordable housing requirement would be less than under option 2. Policy for student and accessible accommodation would be the same as that considered in option 2.


1.14
The SA provides a record of the prediction and assessment of the potential effects of the three options set out above. These were assessed against each of the 25 objectives (and 2 sub-objectives) and were given a score based on a five point scale using the following categories:


		+ +

		Major Positive



		+

		Minor Positive



		0

		Neutral



		-

		Minor Negative



		- -

		Major Negative





1.15
The conclusion from the assessment was that Option 3 should be taken forward for detailed appraisal of effects.


Appraisal of the Plans Effects


1.16
In addition to assessing broad options, the effects of the draft plan policies were assessed against the SA objectives (and sub objectives) in terms of the time period over which they will occur, whether they are probable or improbable, their geographical scale, and whether effects are permanent or temporary. 


 1.17
Generally the draft SPD performed very well against the sustainability objectives and the majority of effects identified were either neutral or positive. It was found that the SPD would help to ensure that new developments coning forward will  contribute towards the creation of mixed and sustainable communities, by ensuring developments meet the housing needs of all by providing a choice of dwellings in terms of type, size, tenure and affordability. In addition, amongst other things the SPD would; help improve the physical and mental health of the city’s residents; reduce traffic volumes; bring economic benefits; improve community cohesion; and also improve the image and perceptions of the city. 



Implementation and Monitoring


1.18
A key part of the SA process is establishing how any significant sustainability effects of implementing the SPD will be monitored. Some potential indicators have been proposed as a starting point for developing the SPD and sustainability-monitoring programme. The indicators proposed are based on data already collected by the council. It is envisaged that the monitoring will be on an annual basis, although updates of some indicators may not be available with this frequency.


1.19
Details are provided in this SA report of the process that will follow the period of public consultation alongside the draft SPD. 


How to Comment on this Report


1.20
Public Consultation on the draft SPD: Housing and its Sustainability Appraisal Report runs from Friday 19th May to Thursday 29th June 2006.


1.21
All comments must be received by 4:30pm on Thursday 29th June. Comments can be submitted by:


Post to:
Housing Draft SPD




Spatial Planning




Housing and Planning


Salford City Council


Civic Centre


Chorley Road


Swinton


Salford


M27 5BW


Email to:
plans.consultation@salford.gov.uk

The web via:
www.salford.gov.uk/spdconsultation 


2.
BACKGROUND



Purpose of Sustainability Appraisal


2.1
The purpose of the Sustainability Appraisal is to promote sustainable development through better integration of sustainability considerations into the preparation and adoption of plans. The objective of this SA is to inform the development of the Housing SPD. The SA considers the SPD’s implications from a social, economic and environmental perspective by assessing options and the draft SPD against baseline data and sustainability objectives.


2.2
Where negative impacts are identified it seeks to identify how they will be minimised through appropriate mitigation. It also seeks to maximise the positive impacts, particularly by identifying the complementary role of other initiatives, partners and programmes. 


2.3
SA is mandatory for Local Development Documents under the requirements of the Planning and Compulsory Purchase Act 2004. These documents include Development Plan Documents (DPDs) and Supplementary Planning Documents (SPDs).


SA Consultation Arrangements to Date 


2.4
In January 2006 an SA Scoping Report was produced to set out the initial context and findings of the SA and the proposed approach to the rest of the appraisal. The aim was to ensure that the SA was comprehensive and addresses all relevant issues and objectives, by enabling input from key stakeholders and consultation bodies at an early stage in the process. It was produced in accordance with SEA Regulations and guidance prepared by ODPM (Sustainability Appraisal of Regional Spatial Strategies and Local Development Frameworks).


2.5
The Scoping Report set out an initial assessment of:


· The relationship between the SPD and other relevant plans and programmes;


· Relevant sustainability objectives established at the national, regional and local level;


· The current environmental, social and economic baseline and any trends; and


· The likely key sustainability issues.


2.6
The Report also set out the proposed methodology for the SA, giving details of its proposed level of detail and scope.


2.7
Comments on the Scoping Report were invited from the four consultation bodies required by the SEA Regulations (Environment Agency, Countryside Agency, English Nature, English Heritage), and also Government Office for the North West, North West Regional Assembly and the Home Builders Federation

2.8
During the consultation period of 5 weeks between 6th February and 10th March 2006, responses were received from the Countryside Agency, English Nature and Government Office for the North West


2.9
The Countryside Agency drew the city council’s attention to the Landscape Character Volume for the North West, and also suggested the addition of  SA objectives relating to access to managed greenspace, and to ensure that the landscape character quality is restored following development. 


2.10
The city council have noted the Countryside Agency comments, although do not consider that the SA objectives should be changed to include reference to managed greenspace and landscape character. The SA objectives already broadly encompass issues relating to managed greenspace and landscape character, and given the nature of the Housing SPD it would not be appropriate or necessary for them to set as additional sub-objectives. 


2.11
English Nature acknowledged and noted the contents of the Scoping Report, although had no further comments to make. 


2.12
Government Office for the North West did not have any comments specific to the content of the Scoping Report. However they were concerned that the ‘Housing’ SPD was not included in the Local Development Scheme, and that the Housing SPD  had a wider scope than the ‘Housing Market’ SPD, which was at the time of the Scoping Report included in the current approved LDS.


2.13
The city council has since revised its LDS for the period 2006/7 – 2008/09, and this was approved by the Secretary of State on 2nd March 2006. In the revised LDS the city council have replaced the ‘Housing Market’ SPD with the ‘Housing’ SPD. However the scope of the two documents is the same, and the only difference between the two is the title. In order to ensure that the city council complies fully with the regulations the city council re-consulted with those consultees the SA Scoping Report had previously been sent to between 10th April and 12th May 2006.


Plan Objectives and Content


2.13
The Housing SPD seeks to establish a better mix of dwellings in the city, and to provide guidance that will help to deliver affordable housing through the planning system.  It is intended that the SPD can help create more balanced, mixed and sustainable communities.


2.14
There are 2 key objectives of the draft SPD:


1) To ensure that the mix of new dwellings helps to build sustainable communities; and


2) To ensure that that the needs of all households are met.


2.15
The draft SPD is split into the following sections:


· Introduction


· Housing in Salford


· Securing a Mix of Dwellings


· Providing Accessible Homes


· Delivering Homes


· Student Housing


· Implementation and Monitoring


3.
APPRAISAL METHODOLOGY



Approach Adopted


3.1
The approach adopted to undertake the SA was based on the process set out in the Office of the Deputy Prime Minister (ODPM) guidance paper “Sustainability Appraisal of Regional Spatial Strategies and Local Development Documents” November 2005. 


3.2
Table 1 below sets out the SA stages and tasks, based on those listed in the Government guidance. This SA report represents the completion of up to stage C of the SA process.


Table 1 – Sustainability Appraisal Stages and Tasks


		PRE-PRODUCTION



		Stage A: Setting the Context and objectives, establishing the baseline and defining the scope



		· Identify and review other relevant plans, programmes and sustainable development objectives that will affect of influence the SPD.


· Collect relevant social, environmental and economic baseline information.


· Identify key sustainability issues for the SA to address.


· Develop the SA framework, consisting of the sustainability objectives, indicators and targets.


· Test the SPD objectives against the sustainability objectives and whether the SPD objectives are consistent with one another.


· Produce Scoping Report and carry out necessary consultation with key stakeholders on the scope of the appraisal and the key issues and possible options for solutions.



		PRODUCTION



		Stage B: Developing and Refining Options



		· Carry out an appraisal of the SPD options and make recommendations for improvement.



		Stage C: Appraising the Effects if the Draft SPD



		· Predict the effects and carry out detailed assessment of the effects of the draft SPD.

· Propose measures to maximize beneficial effects and mitigate adverse effects.

· Develop proposals for monitoring.

· Prepare the final SA Report along with the draft SPD.



		Stage D: Consultation on the SA report and the Draft SPD



		· Consult on the final SA Report along with the draft SPD.


· Carry out, where necessary, appraisal of any significant changes made as a result of representations.



		ADOPTION AND MONITORING



		Stage E: Adoption of SPD



		· Inform consultees that SPD has been adopted.


· Issue statement summarizing information on how the SA results and consultees’ opinions were taken into account, reasons for choice of options and proposals for monitoring, including in relation to any recommended changes.


· Make SPD and SA Report available for public viewing.



		Stage F: Monitoring Implementation of SPD



		· Monitor significant effects of the SPD to identify at an early stage any unforeseen adverse effects.


· Undertake appropriate remedial action where necessary






Timetable and Responsibility


3.3
The timing of key SA outputs and tasks is set out in Table 2 below.


Table 2: Timetable of SA outputs and tasks 


		Task

		Timetable



		Preparation of the SA Scoping Report

		December 2005 / January 2006



		Consultation on SA Scoping Report

		February - March 2006



		Preparation of responses to comments from consultees

		March 2006



		Appraisal of strategic options

		March – April 2006



		Preparation of draft SA Report

		April 2006



		Consultation on draft SA Report

		May – June 2006



		Appraise significant changes to draft SPD arising from consultation against SA Framework

		July – August 2006



		Finalise SA Report

		September – October 2006



		Inform consultees that SPD adopted

		November 2006



		Issue Statement of Community Involvement

		November 2006



		Mentor effects of SPD to identify adverse outcomes

		Ongoing





3.4
A team of planning officers from Salford City Council undertook the SA..

4.
SUSTAINABILITY OBJECTIVES, BASELINE AND CONTEXT



Links to other Strategies, Plans and Objectives


4.1
As part of the SA Scoping Report, a comprehensive review of policies and programmes was undertaken in order to identify the range of sustainability objectives that were consistent with the objectives of the SPD. Table 3 below shows the list of Documents that were reviewed:



Table 3: List of Plans, Programmes and Strategies reviewed as part of the SA



		INTERNATIONAL AND NATIONAL



		· UK Sustainable Development Strategy


· EC Directive on the Conservation of Natural Habitats of Wild Fauna and Flora 92/43/EEC 1992

· EC Directive establishing a framework for the Community action in the Field of Water Policy (the Water Framework Directive)

· Sustainable communities: Building for the future

· Sustainable Communities: People, Places and Prosperity (A 5-year Plan from the ODPM) 2005

· Housing Act 2004

· Sustainable Communities: Homes for all (A 5-year Plan from the ODPM) 2005

· Consultation Paper - Planning for Gypsy and Traveller Sites

· Circular 05/2005: Planning Obligations

· PPS 1 – Delivering Sustainable Development (ODPM, 2005)

· The Barker Review of Housing Supply (March 2004)

· 2003 Planning Statement by Keith Hill

· Circular 6/98: Planning and Affordable Housing (1998)

· Planning for Housing Provision (Consultation Paper, July 2005)

· Influencing the size, type and affordability of housing (Consultation Paper on proposed change to PPG3, July 2003)

· PPG3 Housing


· PPS 6 Planning for Town Centres


· PPG 13 – Transport


· PPG 15 Planning and the Historic Environment

· PPS 23 Planning and Pollution Control

· PPG 25 Development and Flood Risk

· Safer Places The Planning System and Crime Prevention



		REGIONAL



		· England’s North West – A Strategy towards 2020 (The Regional Economic Strategy)


· Regional Spatial Strategy (RSS) (RPG13)


· North West Regional Assembly’s Regional Sustainable Development Framework – ‘Action for Sustainability’ (AfS)

· North West Regional Housing Strategy 2003/2005



		LOCAL



		· City of Salford Unitary Development Plan - Revised Deposit Draft Replacement Plan 2003–2016.


· Salford Housing Strategy - Making the future happen in Salford. Our strategy for housing in Salford 2004-2006


· Community Plan – Our Vision for Salford 2001-06


· Salford City Council – The Supporting People 5 year strategy





4.2
The objectives of the SPD were found to be compatible with the policy framework examined at National, Regional and Local levels. The key sustainability linkages were found to be in relation to those documents shown in italics in the Table above.



Establishment of Sustainability Objectives


4.3
The establishment of SA objectives is central to the SA process and provides a way in which sustainability effects can be described, assessed and compared. 


The objectives outlined below, reflect the objectives outlined in the SA Scoping Report. 


SA Topic


SA Objectives


Population
To secure a sustainable increase in the city’s population


Health



To improve physical and mental health


Biodiversity, flora and fauna
To protect and enhance biodiversity


Soil and land


To protect and improve soil and land resources


Water



To protect and enhance water resources


Air



To improve air quality


Climatic factors


To reduce contributions to climate change


Impact of Climate Change 
To minimise the Impacts of climate change


Material Assets
To ensure the prudent use of natural resources.


Cultural heritage
To protect and enable the appreciation of the city’s heritage


Landscape and townscape 
To maintain and enhance the quality and character of landscape and townscape


Light
To ensure light levels are appropriate to the situation 


Noise



To minimise noise pollution


Crime



To reduce crime and the fear of crime


Economic health

To maximise sustainable economic growth


Economic Inclusion

To enhance economic inclusion


Prosperity


To increase prosperity


Education


To improve the city’s knowledge base


Housing
To ensure that everyone has access to a good home 


that meets their needs


Accessibility


To improve accessibility to key facilities


Need to Travel


To reduce the need to travel


Traffic Volumes


To reduce traffic volumes


Community cohesion

To improve community cohesion


Decision-making

To increase involvement in decision-making


Image



To improve perceptions of the city


4.4
These 25 objectives cover social and economic objectives, as well as environmental ones. In addition there are also 2 sub-objectives relating specifically to the SPD. These are:


· To ensure an adequate supply of affordable housing; and


· To ensure an adequate mix of housing to secure mixed, sustainable communities


Baseline Characteristics


4.5
Before assessing / predicting the impact the Housing SPD is likely to have, it is important to outline the baseline characteristics of the city, particularly where the SPD is likely to have a direct and significant impact. Data sources for the baseline included:


· UK Biodiversity Action plan


· 2001 Census (Office for National Statistics)


· Neighbourhood Statistics Website (www.neighbourhoodstatistics.gov.uk) 


· Index of Multiple Deprivation (2004)


· Greater Manchester Equality Unit


· NWRA Waste Management Monitoring Report


· Greater Manchester Biodiversity Action Plan (2000)


· Council Tax Records


· Salford City Council Annual Monitoring Report (http://www.salford.gov.uk/living/planning/udp/annualmonreport.htm) 


· Supporting People Strategy 2005-10


· Air Quality Archive


· Housing and Planning Residential Land Database


· City of Salford Conservation records


· Information supplied by council’s Property Services, Salford University Estates Division, New Prospect Housing Ltd


· Salford Quality of Life Survey 2003


4.6
The following table sets out those baseline characteristics that were considered in the SA Scoping Report:


Table 4- Baseline Characteristics


		Biodiversity, Flora and Fauna

		Current Position



		Sites of Biological Importance

		Within Salford there are 32 Sites of Biological Importance (SBIs) some of which include priority habitats as identified in the UK Biodiversity Action Plan.



		Tree Preservation Orders 

		There are over 300 Tree Preservation Orders in the City of Salford.






		Key Habitats

		UK Key habitats that can be found in Salford include: wet woodlands, lowland hay meadow, lowland dry acid grassland, lowland heath and lowland raised bog.



		Managed green space

		Salford has large areas of managed green space   This is generally of low value to wildlife but offers opportunities.





		Social / Economic considerations (including population)

		Current Position



		Level of Deprivation nationally and regionally

		2004 Index of Multiple Deprivation identifies Salford as being the 12th most deprived local authority in the country, and is the second most deprived of the ten greater manchester local authorities.






		% changes in citywide and local area populations.

		Over the past 15 years, the population of Salford has fallen by 6.2%. The rate of decline has slowed down since 2000 and between 2002 –2004, citywide population is estimated to have increased by 0.05%. At a local level, the decline in inner city wards ( Langworthy, Broughton and  Ordsall ) has declined by 32%, 28% and 16% respectively. This has been counterbalanced by an increase in Worsley and Walkden South of  20% and 17% respectively.  


 



		Type of dwellings

		There are almost 102,000 dwellings in the city -  8.6% of are detached, 37% semi detached, 32.5% terraced and 21.7% flats. Compared to the national level, Salford has proportionally more semi detached, terraced and flatted dwellings, although significantly less detached dwellings.






		Dwelling Tenure

		Across the city 56.4% of dwellings are owner occupied, 31.4% social rented and 12.2% private rented. Nationally 68.7% are owner occupied, and 19.3% and 12% social rented and private rented respectively.






		Dwelling Size

		The average number of rooms in dwellings in the city is 5.07, compared to 5.17, 5.36 and 5.33 for Greater Manchester, the North West and England respectively. The average number of people per household in the city (2.23 people) is lower than that for Greater Manchester and the North West (2.35) and England (2.36). 






		Age Composition of Population

		20.4% of the population  are under 16, 58.5% between the ages of 16-59 and 21.2% over 60 years old. This composition is broadly typical of the average for England and Wales.






		Age of Properties 

		There are significantly more homes over 60 years old in Salford than the national average, and fewer homes built since 1965.


Age of Properties


Salford


National


Before 1919


18%


21%


1919-1944


28%


18%


1945-1964


22%


21%


1965-prenet


32%


40%






		House Prices 

		House prices in Salford have increased by more than the national and regional average between 2000 and 2004. Over this period house prices in the city have increased by more than 100% from £60,519 in 2000 to £123,010 in 2004. Over this period values haven’t increased as fast within the terraced stock, when compared to growth in detached, semi-detached and flats.


Over the period 2000 and 2004 all types of properties within Salford have been increasing an increase in sale value. However values haven’t increased within the terraced stock, when compared to growth in detached semi-detached and flats.






		Rental Values

		Between 1995 and 2004 the average private rent values have increased by approximately 50% across England, from £61 per week to £94 per week. There have also been significant rent increases in the RSL and LA stock, 41% and 34% respectively. Current 2004 average rental values indicate that Salford is very close to the national and regional averages in terms of rental values in the RSL and LA sectors.






		House Prices to Earnings Ratio

		The average annual household earnings in Salford of £23,425 means that 17 out of the 20 Wards in Salford now exceed a 3:1 affordability ratio (house price to annual income). The ratio of average house prices to mean incomes in the city is over 5. 






		Housing Register

		As at 1/4/05 there were 11,216 households registered on the Housing Register. Of these 8,359 are on the general waiting list (5,899 of these have in need credits) and 2,857 on the transfer waiting list (516 with in need credits). 6,818, of which 4430 have in need credits, joined the Housing Register between 1/4/04 – 31/3/05.






		ODPM Housing Needs Model – Affordable Housing Needs in Salford

		The ODPM needs assessment methodology from Draft Guidance, shows there is an annual shortfall of affordable dwellings in the city over the period 2006-16. 






		Right to Buy

		Between 16th August 1981 and 31st august 2005, 9,636 properties have been sold through the Right to Buy scheme in Salford. Of those sales, 7,991 properties were sold in west Salford, making up 83.4% of the total sales. Just 16.1% (1601 units) of RTB sales were completed in Central Salford. The remaining 0.5% account for properties now demolished and cleared.






		Qualifications

		There are 35.3 million people of working age in England. There are a greater proportion of people in Salford with no formal qualifications (36%) than across the North West (32%) or England as a whole (29%). Salford has the third highest rate for people with no qualifications within Greater Manchester.


The percentage of people in Salford with one or more GCSEs or equivalent (58%) is slightly lower than for the North West (61%) and England (64%). The same is true for the proportion of people with first degrees or above (Salford 14%, North West 17%, England 20%).






		Council Tax Banding 

		Greater Manchester and North West as a whole have a relatively low proportion of properties in Bands D-H, and a high proportion in Band A. The proportion of Band A properties (58.1%) in Salford is over twice that of the national average (25.9%).






		Development Trends – House type

		Between 2001 and 2005 there were 3834 new build completions. 2221 of these were apartments and 1613 houses. The level of apartments as a proportion of total dwellings built is increasing:


· In 2001/02 76% houses were built compared to 24% apartments


· In 2002/03 53% houses were built compared to 47% apartments


· In 2003/04 37% houses were built compared to 63%apartments


· In 2004/05 32% houses were built compared to 32% apartments.






		Residential Planning Pipeline

		As at 1st April 2005 there were 8,606 new build dwellings in the planning pipeline (i.e. Dwellings with full or outline planning permission which have not been completed). There is a heavy skew towards smaller 1 and 2 bedroom dwellings, especially apartments. Over 85% of those dwellings with extant planning permission are for 1 and 2 bedroom apartments. In contrast only 12% of the pipeline is for 3 and 4+ bed houses.  






		Household Composition

		There were 94,238 households in 2001. The largest disparity between Salford and national figures is higher numbers of singles and lone parents (overall 9.5% more) and lower numbers of married couples within Salford than there are nationally (7.4% less).






		BME groups

		Black and minority ethnic groups make up on average 9% of the population of England and Wales, compared to just 4% in Salford. There are though concentrations of BME groups within particular parts of the city (e.g. Jewish in Broughton/Kersal).






		Unemployment Benefit

		Nationally the level of unemployment has fallen from 8.5% in 1995 to 3.25 in 2005. Unemployment in Salford over the same period has reduced from 8.7% to 3.6%. Overall worklessness (i.e. Both those unemployed and those unable to work) is a higher rate of 20.3% (20,500 people) of Salford’s 16 to 59 year old population that are currently not in employment. 






		Supporting People in Salford

		The current funding and bedspaces by client group across the city is:


Client Group


Bed Spaces


Funding £


Learning Difficulties


327


5,338,805.17


Older people with mental health needs


3


23,741.25


People with mental health  needs


152


1,628,511.09


Generic


10


70,091.18


Homeless families with support needs


27


428,406.32


Offenders or people at risk of offending


51


397,99224


Physical or sensory difficulties


76


77,532.18


Alcohol problems


53


266,447.02


Drug Problems


3


15,148.14


HIV/AIDS


6


28,064.58


Refugees


25


132,293.51


Single Homeless with support needs


268


2,199,647.13


Women at risk of domestic violence


23


312.138.77


Young people at risk


187


1,004,414.76


Young people leaving care


20


161,467.67


Older people with support needs


4037


1,824,709.00


TOTAL


5269


13,909,437.01






		Homeless single People

		Homelessness presentations rose from 1480 in 2001-02 to 2309 in 2003-04. In 2003-04 the Council accepted a duty to rehouse 1278 people.


Reduction in supply of social housing through RTBs resulted in increased pressure on temp accommodation and increase in homelessness. Supporting People funds 10 organisations to provide 268 units of accommodation.






		Women at Risk of Domestic Violence

		In period March 2002-March 2003 Salford Women Aid received 513 referrals, 216 of these were from women seeking a refugee place – only 143 women and 137 children could be accommodated.


Salford’s current supply of 14 dedicated refugee units for women and children is significantly below ODPM indicative provision of 1 unit per 10,000 population.






		Unauthorised Gypsy encampments

		Increasing number of unauthorised gypsy encampments between 2000-2005


YEAR


Number of Unauthorised Encampments


2000


6


2001


1


2002


0


2003


2


2004


4


2005 (up to June)


15


TOTAL


28


Average number of caravans found on an unauthorised encampment is approximately 16-20.






		Gypsy sites

		1 official Gypsy site in the City at Duchy  Road. Has 16 permanent plots and 15 transit plots. Each plot can accommodate 2 caravans.






		Sites for travelling show people

		Three sites for travelling show people, located at John Street/Kent Street in Lower Broughton, Cleggs Lane in Little Hulton and Duchy Road in Pendleton. 






		Student Accommodation

		For the 2004/05 Academic Year Salford University had a total bed stock of 3,250 dwellings in university halls of residence in close proximity to the campus. There were 3,985 applications for this accommodation.






		Housing Market Demand Study

		Housing Market Demand Survey estimated that a total of 11,812 households current accommodation was in some way unsuitable for their requirements (12.4% of all households). 


Study identified a need for 1,052 affordable homes in Salford.






		Private Sector stock Condition Survey

		· 54% of private rented stock is property constructed over 80 years ago, compared to only 53% nationally;


· 6.7 of private sector stock unfit (4.2% nationally);


· 11% of private rented housing is classified as unfit (10% nationally);


· 15% of the stock is at risk of deterioration into unfitness with an estimated repair bill of £57million;


· ‘At Risk’ (of becoming unfit) properties are found mainly in areas in west Salford, particularly Swinton, Irlam and Cadishead; and


· Unfit properties are found mainly in Central Salford.






		Public Sector Stock Condition Survey

		Investment requirements to meet and maintain decent council owned homes for 10 years (in 2004) is £443m; 66% of homes in this sector do not meet the government’s decent homes standard.






		Gross Disposable Household Income (GDHI)

		There has been a consistent increase in gross disposable income that ranged between 26% and 31% across the whole country over the last five years (1998-03). However GDHI is still considerably higher at a national level (12,952 per household per year) than within the North West (£11,559) or Greater Manchester (£11,308)






		Level of Car ownership 




		The % of car ownership has increased from 52% in 1991 to 84% in 2001. 






		Proportion of local journeys under 2km made by car.

		Whilst there is no firm data, it is anticipated that in common with the national picture, there is a very high proportion of short journeys made by car which could be made by walking or cycling.








		Human Health

		Current Position



		Limiting Long-term illness

		In Salford in 2001, 27,846 (22.8%) people suffered with a limiting long-term illness.



		Life Expectancy

		Men and women in Salford have a lower life expectancy than all others in Greater Manchester and Greater Manchester is the SHA with the lowest expectancy in England.


Life expectancy for men in Salford is currently 73.2 years (2001-03), unchanged from the 2000-02 figure. For women in Salford, life expectancy has decreased by 0.2 years from 78.1 years to 77.9 years. In comparison the life expectancy for men in England and Wales rose by 0.2 years (from 75.9 to 76.1 years); and for women it rose by 0.1 years (from 80.6 to 80.7 years).






		Standard Mortality Rate

		Salford’s SMR is 136, compared with a National Index Value of 100. This suggests a very high level of premature deaths for the city as a whole. Tackling health and health inequalities is a key issue for Salford.








		Soil, air, water and climate

		Current Position



		Soil and contamination

		The British Geological Survey considers all soils in urban areas to be subject to contamination.   This is due to the fact that soils may have been subject to substantial change since their initial deposition.






		Air pollutant levels

		Maximum pollutant levels in Salford (Eccles) on 14/12/05 for 24 hour period up to 3:00pm are as follows:


· Ozone – 36 ug/m-3

· Nitrogen dioxide – 118ug/m-3

· Sulphur dioxide – 48ug/m-3

· Carbon monoxide – 0.7ug/m-3

The above pollutant levels are all classified as being low (meaning that there effects are unlikely to be noticed by individuals with sensitivity to air pollution).






		Air Quality Management Area

		The whole of Salford has been designated as an Air Quality Management Area. Concentrations of air pollutants have decreased, but exceedences of N02 and PM10 still occur, particularly along major road corridors.






		Flood Risk

		An estimated 1,062ha (11% of city area) of Salford has a greater than a 1:100 year risk of flooding. Within this area there are approx 11,980 properties, of which 5,800 are felt to be most at risk irrespective of any flood defence measures that may take place.  






		Energy Use

		Energy use is recognized as affecting climate change and The UK has pledged to reduce its emissions of greenhouses gases by 15% below 1990 levels by 2010.  More recently, the Energy White Paper, February 2003 describes the Government’s plan to reduce C02 emissions by 60% by 2050.








		Cultural Heritage and Landscape / Townscape

		Current Position



		Listed Buildings, Ancient monuments and Historic Parks

		There are 273 Listed Buildings in the City of Salford.  There are:


· 5 Grade 1


· 14 Grade II*


· 254 Grade II


There are also 3 Schedule Ancient Monuments:


· Wardley Hall (Grade I)


· Apron (Grade II in Worsley Village Conservation Area)


· Promontory Fort site to the rear of Great Woolden Hall, Cadishead (below ground level)


There are 2 Grade 2 Historic Parks/Gardens of Historic Interest:


· Buille Hill Park (within which is the Former Mining Museum (Grade II))


· Weaste Cemetery (within which there are 6 listed gravestones, the Weaste cemetery lodge, and the gates, walls piers and railings at the entrance to the cemetery are Grade II).






		Conservation Areas

		There are 16 Conservation Areas in the city of Salford including 1 Article 4 Direction relating to the Mines Rescue Station.  There is also 1 tentative World Heritage Site from the Delph at Worsley to Ancoats in New East Manchester.








		Material Assets

		Current Position



		Waste

		With regards to waste water treatment, in 2000-2001 Greater Manchester had a remaining capacity of approximately 8% (13,340,000 cubic tones).  In terms of life expectancy there are 8years of capacity left in Greater Manchester, which is significantly greater than the regional average of 5.5years.  


In 2000/01 110,000 tonnes of landfill deposits were made at restricted user facilities and 1,506,000 tonnes at open gate facilities, which is less than the previous year.


United Utilities operates wastewater treatment works at Salford, Eccles, Worsley, Irlam and Cadishead.  These works all discharge treated effluent to watercourses, the Manchester Ship Canal, Astley Brook and Glaze Brook.








		Landscape

		Current Position



		Importance of Greenspace within communities

		89% of Salford’s residents think that Parks and Open Spaces are an important part of their quality of life






Summary of Key Issues arising from the Baseline Data


4.7
A summary of key issues that have arisen from an interpretation of baseline data are shown below:



Table 5 – Key Issues from Baseline Review


		Key Issues



		Type and Mix of Housing



		Within the city the house type is skewed towards semi detached, terraced and flatted dwellings. Only 8.6% of dwellings are detached.



		The average number of rooms and the average number of people per household is lower in the city, compared to that for Greater Manchester, the North West and England.



		Possible mismatch between the council’s aspirations to attract families to the city, and the existing type of housing being built and the housing in the planning pipeline.



		Socio-economic evidence suggests that there is a need to attract a wider cross section of society to the city (e.g. higher qualification, higher incomes etc.) to diversify the housing profile.



		Declining household size and increasing number of single and 2 adult households, could make it difficult to significantly increase the number of families.



		The rise in demand for 2nd Homes, ‘business homes’, homes bought for investment purposes and the implications over the ‘buy to let’ market.



		Affordability



		House prices have increased by more than the national and regional averages between 2000 and 2004. As a result, in 17 out of the 20 wards the average house price to annual household income exceeds a ratio of 3:1.


The house prices are increasing at a disproportionate rate to incomes – therefore less people can afford to buy their own home.



		There are a large number of households on the housing register, and a large proportion of these have joined in the last year.



		ODPM Housing needs model shows that there is a shortfall of affordable  units per annum (model to be finalised) over the period 2006-16.



		There is a rising affordable housing need in the city, and against this basis the stock of affordable accommodation is falling as a result of right to buy of Council Stock.



		Declining Population



		The city’s population has been declining for a number of decades. The rate of decline appears to be slowing but there is still evidence of a rapid decline in inner city areas, where it is hoped that large scale regeneration will encourage inward migration.



		Reducing dependence on the car



		A substantial number of short journeys to key local facilities are made by car, probably as a result of poor connections between housing development and jobs and local facilities. New housing development should be accessible by non-car modes.



		Sustainability



		Need to create Sustainable Communities



		Environmental



		Salford also has an impressive array of cultural heritage assets which must be preserved and enhanced.  These assets include Listed Buildings, Ancient Scheduled Monuments, Conservation Areas, Historic Parks



		Large parts of Salford are susceptible to flooding 



		Salford has a significant number of natural environmental assets including vast areas of Greenbelt and Mosslands, SBIs, TPOs and water resources such as lakes, rivers and ponds.  These natural assets must be protected and enhanced for the benefit of the City and local biodiversity.



		Economic



		Employment/skills shortages in parts of the city.



		Student Accommodation



		From University records it appears that there are not enough accommodation places on or near the university campus for all of those students who apply. However rising tuition fees could force more students to live with their parents.



		Supporting People



		The Supporting People Strategy currently funds 5269 places for vulnerable groups. Although further research is needed it is considered that there is a shortfall in accommodation for vulnerable groups across the city.



		Gypsies and Travellers



		There has been a recent increase in the number of unauthorised Gypsy encampments in the city.





5.
SA FRAMEWORK AND APPRAISL OF OPTIONS



Appraisal of Strategic Options and Policies 


5.1
One of the key requirements of a SA is to consider alternative options as part of the appraisal process in order to weigh up the relative advantages / disadvantages, and agree appropriate mitigation in order to minimize harmful impacts and maximize potential beneficial impacts.


5.2
Three main options were assessed, the results of which can be found in Appendix 1, and are summarised below:  



Option 1 – Do Nothing (‘Business as Usual”)


5.3
This option assumes that no SPD would be produced and that the city council’s approach to dwelling mix, affordability, the standards for the accessibility of accommodation, and the provision of student accommodation, would be guided solely by the policies in the draft Replacement UDP.  There would be no detailed guidance on how these policies should be best implemented.


5.4
The appraisal of the “Do nothing” option showed that it would not be sustainable and that there would be a number of negative impacts. For instance, the city council would not be able to request affordable units from developers as part of new developments (as they would not be in a position to set out where there is a need for affordable housing). In addition it was considered that the mix of dwellings coming forward for development would not contribute to the creation of mixed and sustainable communities, in terms of the type, size, location and the accessibility of the new dwellings.


5.5
The appraisal also considered that this option would not help with the objective of securing an increase in the population. If this option were to be pursued it may lead to population loss due to the wrong type of dwellings coming forward (and so therefore not attracting new residents nor retaining existing ones who wish to move house within the City as it would not meet need). It was also found that the option would not contribute to sustainable economic growth, as there is a need for good quality housing of the right type (a need for ‘executive’ housing’) to attract highly skilled workers. Without additional guidance the city may not be able to attract such skilled workers, due a mismatch between the supply and demand for accommodation. 


5.6
Although the draft UDP seeks to ensure that the highest density dwellings are located in the most accessible locations, the appraisal showed that under this option there is concern that applications will continue to be submitted and permissions may be granted for high density schemes in relatively inaccessible locations. Without additional guidance it is likely that such inappropriate development will continuer to come forward. Development in inaccessible locations increases reliance on the private car, and so therefore the need to travel increases and therefore so do traffic volumes.


5.7
When considered against the SA Objectives no positive impacts arise as a result of pursuing this option, although there are a number of neutral effects.  The negative impacts would though be best mitigated through adopting the preferred option (Option 3; Produce SPD Approach B).



Option 2 – Produce SPD; Approach A


5.8
Under this option the city council would produce an SPD to give more detailed guidance on the mix of new development, affordable housing, making homes more accessible and also the provision of student accommodation. 


5.9
More specifically this option would set a city wide proportion of new dwellings in terms of type (with 75% of all new dwellings in each scheme being houses and 25% being apartments). This mix would be required in all schemes and there would be no exceptions to the policy. In addition the city council would also require; 30% of all new dwellings to be affordable on sites over 1 ha, or where the scheme is for 25 or more dwellings; all new homes to meet Lifetime Homes Standards, with ground floor accommodation being designed to wheelchair standards; and require developers to demonstrate a need for student accommodation in line with guidance in the SPD.


5.10
The appraisal of option 2 showed that there are number of negative, neutral and positive effects of this approach. In terms of the negative impacts - as the option would set a standard mix cross the city it was found that this would not support a sustainable  increase in the city’s population (although it may actually lead to an increase it wouldn’t be sustainable). The option does take account of the functions of the different housing markets within the city, and may not therefore deliver sustainable communities. It is too simplistic to apply a set proportion across the city, especially when no exceptions are built into the policy.

5.11
In addition, the option does not take account of the differing accessibility of places in terms of access to services, employment and public transport etc (e.g. the regional centre being most suitable for high density apartments as opposed to houses).  As a result, in the most accessible locations which are where the highest density developments should be located, a large proportion of lower density houses would need to be built to satisfy the policy requirements. This would be an inefficient use of land.

5.12
The affordable requirement of 30% may have the effect of making some developments financially unviable. Therefore although the requirement should in theory result in a large number of affordable units being provided as part of developments, adversely developers may choose or may simply not be able to develop their land as a result of the policy requirements. 

5.13
In terms of the neutral impacts of this option against the SA objectives, it was found that the SPD would have little impact either way on objectives concerning; physical and mental health; biodiversity; soil and landscape; water resources; air quality; natural resources; heritage; townscape; light levels; noise pollution; and crime levels.

5.14
The appraisal did consider there would be a number of positive effects if the option were to be pursued. It would for instance ensure a large proportion of dwellings coming forward across the city (in terms of ‘executive housing’) would be suitable for skilled workers who have a higher disposable income.  Additionally applying a requirement for a set mix of dwellings in every development would give clarity to developers and Development Control staff  (especially as the city council’s position would be that there were no exceptions to the policy). Insisting on a high proportion of houses (75%) may also help the city council realise its ambitions of attracting more families to the city and an increase in population although conversely such a measure may actually result in less new developments coming forward as developers may prefer to develop apartments schemes in places outside Salford which have no restrictions on apartment building. The requirement for Lifetime Homes and Wheelchair standard dwellings would also have positive effects.


5.15
Overall, although there are some positive sustainability effects of this option it is too simplistic and does not take account of the different neighbourhoods and functions of the housing markets in the city. The policy would arguably be too rigid, and may not best meet the housing needs of the city.


5.16
It is considered that the negative effects of this option would be best mitigated through Option 3 (Produce SPD; Option B).



Option 3 – Produce SPD; Approach B


5.16
This option would take account of the different needs and functions of  housing markets within the city, by setting a different mix in terms of the proportion of houses and apartments having regard to location. There would be a different mix requirement for Central Salford, Salford Quays, Chapel Street, Ordsall Lane Riverside Corridor, and also West Salford (including Broughton Park and Claremont as they function more like the housing market in West Salford). There would however be policy exceptions to allow lower proportions of houses in developments so long as particular criteria were satisfied (although this would only be in exceptional circumstances).


5.17
In terms of affordable housing, the option would set an affordable requirement of 20% (on sites above the thresholds set out in Policy H4). As in option 2 the council would require all new dwellings to be built to Lifetime Homes Standards, or wheelchair standards in particular circumstances. In addition, advice would also be given to explain to developers how they should demonstrate a need for student accommodation.


5.18
The appraisal process showed that this option would have no negative effects, a number of neutral effects and a large number of positive ones when assessed against the SA objectives. In particular it was discovered that the option would help to secure a sustainable increase in the city’s population, due to a balanced mix of dwellings coming forward across the city (and therefore attracting new residents to the city). The option would help to improve the physical and mental health of the city’s residents, and also help minimise the impacts of climate change by ensuring that the dwelling mix and the design solution for individual schemes has adequate regard to issues of flood risk.


5.19
The skills base of the city and also the economy as a whole would also benefit as a result of this option. A mix of dwellings will come forward that can meet the needs of a wide range of people, and that developments that do come forward pay regard to the need to make the most efficient use of land in the most accessible locations. For example the policy would not place any restrictions on the number of apartments coming forward in the Chapel Street and Salford Quays areas of the regional centre - such an approach should help reduce the need to travel and also therefore the reliance on the car.


5.20
A requirement for 20% of new dwellings being affordable is an appropriate level at which to require developers provide such housing. The requirement reflects the demonstrated need and will ensure that affordable homes are delivered by not placing undue restrictions on developers, to such an extent that the viability of schemes is compromised.


5.21
As the option would not result in any negative effects when assessed against the SA objectives, it is not considered that mitigation measures are needed to minimise, reverse, slow down or compensate for such effects. However in some instances it may be possible to encourage, speed up, create or perpetuate the positive impacts identified. These possibilities have been explored in this SA.



Conclusions from the Broad Options Appraisal


5.21
It is clear from an assessment of the three broad options that Option 3 (Produce an SPD; Approach B) performs very well in terms of positive impacts on a wide range of sustainability objectives, when compared to the ‘Do Nothing’ option (Option 1) or Option 2 (Produce an SPD; Approach A). There is no Sustainability Objective against which Options 1 / 2 provide a better result, whilst no negative effects arise as a result of the preferred option.


6.
DETAILED APPRAISAL OF EFFECTS OF PREFERRED BORAD OPTION


6.1
Having established the clear sustainability benefits of Option 3, the next stage is to examine the effect of the particular draft plan policies for that Option. These have been grouped into the following four key policy areas:


· Securing a Mix of Dwellings;


· Providing Accessible Homes;


· Delivering Affordable Homes; and


· Student Housing


6.2
The effects of the draft SPD, using the above policy groupings have been assessed in detail under a series of headings in the Appraisal Matrices in Appendices 2, 3, 4 and 5. Explanations of the terminology are outlined below:



Impact Of Policies


6.3
The impact of the grouped policies against sustainability objectives were recorded on a 5 point scale as below:


		+ +

		Major Positive



		+

		Minor Positive



		0

		Neutral



		-

		Minor Negative



		- -

		Major Negative





6.4
Other headings used in the tables include:


· Timescale - Three time cut-off points have been used to demonstrate whether the effect of the policies are considered likely to gather momentum over time or possibly peak at a certain point. They broadly equate to short ( 0-3 years), medium ( 5-10 years) and long term ( 10 + years) scenarios, which are considered reasonable in the context of the ability to deliver changes .


· Certainty - This relates to the level of confidence for which the predicted impact might be expected to occur.


· Scale - This relates to the spatial scale of predicted impacts. Whether the
 impacts will occur citywide or at a local / neighbourhood / site level. 


· Permanence - This is an assessment of whether the predicted impacts will be permanent or likely to undergo a reversal after a period of time.  


· Secondary effects are not a direct result of the plan, but occur as a result of an alternative pathway  or programme which in itself is a result of the plan e.g. regeneration in relation to increasing population 


· Cumulative effects arise when several small impacts, which individually are not significant, result in a combined effect which is significant.


· Synergistic effects occur when the total impact has greater value than the sum of the individual impacts e.g. General interest in healthy living which might be brought about by the increased level of physical activity stimulated by the proposals in the SPD. 


6.5
The comments column allows some narrative to explain the predicted outcomes in terms of the detailed effects columns. The policies result in no negative impacts, however where positive impacts have been found, consideration has been given to how to encourage, speed up, create or perpetuate positive impacts.



Potential overall effects of the draft SPD


6.6
The matrices in Appendices 2, 3, 4 and 5 show that the none of the sustainability objectives are affected negatively by the implementation of the draft SPD. Instead there are a number of neutral effects, whilst a large number are affected either positively or very positively.


6.7
The appraisal of the draft SPD policies seeking to secure a mix of dwellings (Appendix 2) has shown that the policies could:


· Secure a sustainable increase in the city’s population by providing a good mix of housing to meet a wide variety of needs;


· Improve physical and mental health by improving the quality of life of residents;


· Reduce crime and fear of crime by engendering social cohesion in mixed communities;


· Increase the skills of the city’s population by providing a good mix of dwellings (in terms of type and size) which are considered attractive to professionals / skilled workers;


· Improve accessibility of new housing and reduce the need to travel by ensuring the highest density developments are located in the most accessible locations; and


· Ensure new developments offer a range of choice in terms of dwelling type and size.


6.8
The Accessible Homes policy (see Appendix 3 for further details) will:


· Provide greater choice in the range and availability of accessible accommodation for those with mobility difficulties;


· Allow people to readily purchase accommodation that can easily and cheaply be adapted when individual needs and circumstances change


· Provide an inclusive environment that provides a better quality of life for all;


· Attract skilled workers with mobility problems and disabilities to live in the city; and


· Facilitate the integration of particular social groups fully into the community. 


6.9
The detailed appraisal of the Affordable Housing Policies shows that these policies will primarily have the following positive impacts (see Appendix 4 for further details):


· Allow the city council to secure affordable housing as part of new developments


· Provide greater housing choice for those in affordable need;


· Have secondary benefits in terms of mental and physical health by allowing people to access decent affordable housing within their means, and without the worry of ‘overstretching’ themselves; and


· Potentially attract key workers to live in the city and secure the retention of graduates.


6.10
The draft SPD will provide further guidance to supplement draft UDP policy H7. It will set out what a developer will need to do to demonstrate that there is a need for student accommodation. Primarily the SPD and UDP polices will ensure that where student accommodation is provided this contributes to mixed and sustainable communities, rather than being to the detriment of the sustainability and existing mix in communities. However the provision of better quality accommodation may also help the city to retain graduates, who will then increase the skills and knowledge base of the city. See Appendix 5 for further details of the appraisal.

7.
IMPLEMENTATION AND MONITORING


7.1
As the SPD is implemented it will be important to keep it under review and monitor the significant effects of the plan. This will allow the corroboration of the anticipated impacts, identify any unforeseen consequences and take appropriate mitigation / remedial action if necessary. It is anticipated that monitoring will be undertaken as part of the Annual Monitoring Report.
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Monitoring measures should reflect the major areas of impact that the SPD is anticipated to have on sustainability objectives. This will include the following indicators which are considered to be measurable and for which some data is currently available



Table 6 – Potential Indicators



		Indicator



		Average number of new affordable dwellings secured through the planning system per annum



		Number of households on the city council’s Housing Register



		Average number of new houses constructed per annum



		Average number of new apartments constructed per annum



		Number of new homes built to Lifetime Homes standards, wheelchair standards per annum



		Number of residents with Level 4/5 Qualifications






Next Steps


7.4
Once formal consultation on the draft SPD and the SA report is complete, the next steps will involve:


· Appraising any significant changes proposed to the draft SPD, in light of the consultation;


· Publishing a statement following adoption of the SPD, which sets out:


· The changes to the SPD in response to the full SA process;


· The ways in which responses to consultation have been taken into account; and


· Confirmation of the monitoring arrangements; 


· Monitoring the significant effects of the SPD.


APPENDIX 1 – Broad Assessment of Housing SPD Options (see pages 6/7 for a 


summary of the different options)


		

		Option 1 – Business as Usual

		Option 2 – Produce SPD Approach A




		Option 3 – Produce SPD Approach B  Preferred Option



		

		Effect

		Comments / Mitigation

		Effect

		Comments / Mitigation

		Effect

		Comments / Mitigation



		To secure a sustainable increase in the city’s population

		- -

		Although it is envisaged that there will be an increase in the population of the city as a direct result of increased levels of housing development across the city,  there is concern that this could be the ‘wrong’ type of housing in terms of affordability and dwelling mix (and so therefore not be a sustainable increase). The type of dwellings coming forward for development may not be of the right type to attract or retain new residents, and this may hinder the potential for population increase.

		- / +

		Would result in a range of different house types and a high level of affordable housing in all new developments, although  does not take account of the functions of the different housing markets within the city, and may not therefore deliver sustainable communities. 


Emphasis on 75% house building may reduce development activity as this may not be what the market (developers) want to provide. In addition an overly high affordable housing requirement may make development unviable and hinder the potential for population increase. 




		+ +

		Will ensure new dwellings are of the right type, in the right location, and where appropriate affordable (and therefore more sustainable). Additionally should ensure that a wider range of dwelling types should come forward for development than at present. This will help to retain existing population and attract new residents into the city, by providing a greater choice and meeting the needs of more people.


The level of affordable housing is at a level which would not make development unviable, whilst dwelling mix requirements would be flexible enough so as to not deter development.



		To improve physical and mental health

		-

		Specific housing needs will not be met by the market without intervention. People will continue to live in unsuitable housing where there is a lack of choice in the market – this could have a detrimental impact on physical and mental health.

		0 / +

		Policy to require developers to provide Lifetime Homes and  wheelchair homes may lead to an improvement in both physical and mental health of their occupiers. Policy would not however provide sufficient range of choice to meet all needs, and this is likely to have negative consequences.

		+ 

		Ensuring that people have access to housing that meets their needs, and that a good mix of housing is on offer, is likely to lead to improved life quality and so therefore better physical and mental health.



		To protect and enhance biodiversity

		0

		Although house building has the potential to cause harm to biodiversity and other environmental features, the level and location of development, and policies concerned with the loss and harm to environmental features as a result of development, are set out in other policy/guidance outside the scope of this SPD. 

		0

		Although house building has the potential to cause harm to biodiversity and other environmental features, the level and location of development, and policies concerned with the loss and harm to environmental features as a result of development, are set out in other policy/guidance outside the scope of this SPD. 

		0

		Although house building has the potential to cause harm to biodiversity and other environmental features, the level and location of development, and policies concerned with the loss and harm to environmental features as a result of development, are set out in other policy/guidance outside the scope of this SPD. 



		To protect and improve soil and land resources

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).



		To protect and enhance water resources

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).



		To improve air quality

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).



		To reduce contributions to climate change

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).



		To minimise the impacts of climate change

		0

		See comments above (relating to biodiversity objective).

		-

		Would  not recognise that it may be appropriate to permit exceptions to policy requirements in order to take account of flooding.

		+

		Policy recognises that in certain parts of the city where there is a risk of flooding there may be a need for a particular form of mix and design solution (i.e. Apartments / townhouses).



		To ensure the prudent use of natural resources

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).

		0

		See comments above (relating to biodiversity objective).



		To protect and enable the appreciation of the city’s heritage

		0

		Neutral effect – likely to be little impact either way

		0

		Neutral effect – likely to be little impact either way

		0

		Neutral effect – likely to be little impact either way



		To maintain and enhance the quality and character of landscape and townscape

		0

		Neutral effect – likely to be little impact either way. Considered that guidance on the design of houses and its impact on townscape is adequately covered by design policies of the draft UDP, Conservation Area Appraisals, Design Codes etc.

		0

		Neutral effect – likely to be little impact either way. Considered that guidance on the design of houses and its impact on townscape is adequately covered by design policies of the draft UDP, Conservation Area Appraisals, Design Codes etc.

		0

		Neutral effect – likely to be little impact either way. Considered that guidance on the design of houses and its impact on townscape is adequately covered by design policies of the draft UDP, Conservation Area Appraisals, Design Codes etc.



		To ensure light levels are appropriate to the situation

		0

		Neutral effect – likely to be little impact either way

		0

		Neutral effect – likely to be little impact either way

		0

		Neutral effect – likely to be little impact either way



		To minimise noise pollution

		0

		Neutral effect – likely to be little impact either way

		0

		Neutral effect – likely to be little impact either way

		0

		Neutral effect – likely to be little impact either way



		To reduce crime and the fear of crime

		0

		Crime and fear of crime will be addressed primarily through the Design and Crime SPD, and existing draft UDP Policies.

		0 / -

		Associated with mixed and sustainable communities, that function well, is a below average crime rate. This option would not produce truly balanced and mixed communities and crime could remain a problem. The mix of dwellings required by the policy would not always produce the best design solution in terms of preventing crime (e.g. houses in city centre likely to be susceptible to crime).


Could be that seeking a high level of social rented housing may exacerbate crime in some parts of the city, as crime is generally associated with areas of deprivation and low home ownership.


Design and Crime SPD and draft UDP can sit alongside the Housing SPD.

		0 / +

		Design and Crime SPD and draft UDP can sit alongside the Housing SPD.

The creation of mixed and vibrant communities is the primary aim of these policies. Such mixed and sustainable communities can engender social cohesion which in turn can have the potential to reduce the level and fear of crime. 






		To maximise sustainable economic growth

		- -

		Dwelling mix will not be balanced or sustainable, or  offer the opportunities for attracting professional highly skilled workers to live in the city. Providing a wide range of housing types is needed to help diversify the existing skills base.

		+

		A large proportion of dwellings coming forward across the city will be suitable for skilled workers who have a higher disposable income. There will be dwellings suitable for ‘executives’ city wide, although this may not always be in the most suitable locations and take account of locational advantage (e.g. Policy would seek to achieve 75% houses in the regional centre), and the functions of particular housing markets and neighbourhoods.

		+ +

		Providing a range of dwellings will enable all people to live in a dwelling in a location of their choice at a price within their economic means. This option will provide suitable accommodation for particularly highly skilled workers, with an emphasis on maximising accessibility.



		To enhance economic inclusion

		- 

		See comments above relating to sustainable economic growth objective.

		+

		See comments above relating to sustainable economic growth objective.

		+ +

		See comments above relating to sustainable economic growth objective.



		To increase prosperity

		- 

		See comments above relating to sustainable economic growth objective.

		+

		See comments above relating to sustainable economic growth objective.

		+ +

		See comments above relating to sustainable economic growth objective.



		To improve the city’s knowledge base

		- 

		See comments above relating to sustainable economic growth objective.

		+

		See comments above relating to sustainable economic growth objective.

		+ +

		See comments above relating to sustainable economic growth objective.



		To ensure that everyone has the access to a good home that meets their needs

		- -

		City council will not be able to require developers to provide affordable units as part of new developments. 


Without further guidance as to what the council understands by ‘a balanced mix of dwellings’, it is likely that there will continue to be large numbers of planning applications for apartment developments in inappropriate and unsustainable locations (with only a small proportion of larger family type dwellings coming forward).


In addition the city council will not be able to require developers to provide more accessible accommodation, whilst it will be unclear about how a developer should demonstrate a need for student accommodation.

		+

		Option would provide for a range of housing types (and affordable housing) but does not take account of the differing functions of different markets and neighbourhoods (e.g. particularly high density development being most suitable in the regional centre). 


Number of dwellings coming forward may actually reduce, as a result of the restrictions the policy would place on developers in terms of restricting apartments, and the high affordable requirement. Therefore the needs of fewer people will be catered for.


Does not take account of certain site that constraints may make particular development forms unviable (where policy would dictate that only apartments could be built  on grossly contaminated land).


Policy would enable needs of those who require more accessible accommodation to be met, and clarity to developers providing student accommodation. 

		+ +

		Enables the council to be able to apply policy H4 of the draft UDP, and therefore secure affordable dwellings as part of new housing developments. The level at which the affordable housing requirement would be set would not make development unviable. 


Will enable the city council to achieve better mix of dwellings in new developments in terms of size, type and tenure, and also secure accommodation that is more accessible for those with limited mobility. 


Recognises that different places within the city function differently and therefore the policy approach should reflect this.






		To improve accessibility to key facilities

		-

		The city council is currently receiving and granting planning permission for high density apartments schemes which are relatively inaccessible – likely that without further guidance on appropriate housing mix in different parts of the city this will continue.

		0 / -

		Does not take advantage of accessible locations being most suitable for high density development.  Will though ensure that schemes are not at excessive densities in the less accessible areas.

		+

		Will influence the accessibility of new dwellings to key facilities, as it seeks to focus high density development (usually apartments) in the most accessible locations. 



		To reduce the need to travel

		-

		The city council is currently receiving and granting planning permission for high density apartments schemes which are relatively inaccessible as UDP policy need clarification. Likely that without further guidance on appropriate housing mix, this will continue and people’s need to travel to access services and facilities will continue to increase.

		-

		Does not allow developers to take advantage of proximity to town and neighbourhood centres, particularly efficient public transport etc. Low density schemes are not appropriate in the most accessible places such as the regional centre or town/neighbourhood centres.

		+ +

		Will influence the accessibility of new dwellings to key facilities, as it seeks to focus high density development (usually apartments) in the most accessible locations. As a result there will be less development (as it will have to be at a lower density) in the less accessible locations, and so therefore people’s need to travel will be reduced.



		To reduce traffic volumes

		-

		The city council is currently receiving and granting planning permission for high density apartments schemes which are relatively inaccessible (in terms of access to public transport) as UDP is not sufficiently rigorous of clear. Likely therefore that without further guidance on the appropriate housing mix in different parts of the city this will continue. As a result there will be a need for people to travel to access services.

		+ / -

		Option would ensure that new housing development overall would not be at an excessive density that would attract lots of cars. However, does not take account of locations that are more accessible where the reliance on owning a car is less (i.e. In the regional centre / most accessible locations).

		+ +

		Will influence the accessibility of new dwellings to key facilities, as it  seeks to focus high density development (usually apartments) in the most accessible locations. As a result there will be less development in less accessible locations, and more in the accessible locations where there are good public transport services (e.g. bus, metrolink, railway).



		To improve community cohesion

		-

		At present it is not considered that communities are either mixed or sustainable – not likely to alter organically without intervention.

		-

		Does not take account of housing markets and the varying needs in the city. Dwelling types provided under this option may not be the most suitable for that area in terms of building sustainable communities.

		+

		The SPD will help to create more mixed and sustainable communities that are vibrant and offer a choice of housing in terms of type, tenure and affordability. 



		To increase involvement in decision-making

		0

		Neutral effect – likely to be little impact either way

		+

		Final Policies are to be drafted in consultation with the public and interested parties, and will set out clear requirements in terms of dwelling mix. The policies will bring greater clarity and accessibility to development control decision making.

		+ +

		Final Policies are to be drafted in consultation with the public and interested parties, and will set out clear requirements in terms of dwelling mix. The policies will bring greater clarity and accessibility to development control decision making.



		To improve perceptions of the city

		0 / -

		Housing markets in the city are not currently mixed and sustainable and not introducing this SPD would not allow the city council to make the necessary interventions required to improve the city’s housing markets and therefore the city’ image and perceptions of it will not improve.

		0 / -

		The mix of dwelling required by this policy may not be right for that particular housing market. In such places current housing problems will continue / become worse, and so therefore the image of the city and therefore peoples perceptions of it will not improve.

		0 / +

		It is considered that the introduction of the SPD will help to create more balanced and sustainable housing markets – this will raise the city’s image and people’s perceptions of it.



		Sub-Objectives



		To ensure an adequate supply of affordable housing

		- -

		The city council will not be able to secure affordable dwellings as part of new build residential developments as they will not have demonstrated the level and location of affordable housing need. Therefore policy H4 of the draft Replacement Plan could not be applied. As a result, the city council will need to achieve the provision of affordable units through alternative methods outside of the planning system.

		- / +

		Option will ensure more affordable housing comes forward due to a high requirement. However  could result in an oversupply of affordable housing in parts of the city, and the mix of units may not be sufficiently varied to provide choice for all. In addition, such a high requirement may make development unviable – if this is the case the level of affordable housing coming forward may not be as high as if a lower requirement was set.

		+

		Option  allows the city council to require developers to provide affordable housing in developments, and a mixed and varied supply at a level which reflects the demonstrable need and would not place undue restrictions on developers in terms of the viability in delivering schemes.



		To ensure an adequate mix of housing to secure mixed, sustainable communities

		- -

		Policy H1 of the draft UDP states that all new developments should contribute to the provision of a balanced mix of dwellings in the local area in terms of size, type, tenure and affordability. However it is unclear about what the council considers to be a balanced mix, and therefore it is unlikely that new developments will provide this balanced mix without any additional guidance.

		+

		Option will ensure a mix of housing comes forward, but there are concerns that this mix may not reflect the characteristics and needs of different housing markets. As a result even though all developments will be mixed to some degree that mix may not necessarily be appropriate.

		+ +

		Clarifies what the council understands by a balanced mix of dwellings in terms of size, type, tenure and affordability. Mix takes account of accessibility, the existing mix and functions of neighbourhoods/ markets. Should ensure that a choice of affordable housing comes forward. Overall will therefore result in more mixed and sustainable communities.



		



		Sustainability Summary

		The lack of an SPD is thought to be  unsustainable as; the city council would not be able to request affordable units from developers as part of new developments; and the mix of dwellings coming forward for development would not contribute to the creation of mixed and sustainable communities.

		This option is considered to be unsustainable as although it will provide affordable housing and a standard mix of dwellings across the city, it does not make any allowances for the different characteristics and needs within and between the city’s housing markets. Furthermore, it does not take account of the differing accessibility of places in terms of access to services, employment, public transport etc. The affordable requirement may make development unviable and halt development activity in the city.


The city council would however secure more accessible accommodation through the requirement for Lifetime Homes / Wheelchair Housing, and give clarity to student housing developers.

		Provides opportunities for expanding on the draft UDP policies in most sustainable manner, which seek to achieve a better mix of dwellings; provides developers with greater up-front clarity; would allow the city council to insist on developers providing affordable units as part of schemes; and it is likely to contribute to helping to meet a number of social and economic objectives.


The city council would be able to secure more accessible accommodation through the requirement for Lifetime Homes / Wheelchair Housing, and give clarity to providers of student accommodation.





APPENDIX 2 – DETAILED ASSESSMENT OF POLICIES SEEKING TO SECURE A MIX 


OF DWELLINGS (policies HOU1, HOU2 and HOU3)


		SA Objective

		Timescale

		Certainty

		Scale

		Permanent?

		Secondary, cumulative, synergistic

		Comments / Mitigation



		

		0-3 yrs

		3-10 yrs

		10+ yrs

		

		

		

		

		



		To secure a sustainable increase in the city’s population

		+

		+ +

		+ +

		High

		City

		Long term

		

		Policies will ensure that a good mix of new housing comes forward at densities appropriate to their location, and having regard to the functions and make up of the different housing markets. A better mix of housing will appeal to more people, and so should attract more to live in the city. Positive benefits can be maximised by ensuring that housing needs within the city are monitored closely – this will be aided by close assessment of the city’s housing markets. If needs are monitored the council can plan to meet need and as a consequence increase population levels in a sustainable manner. 


A greater increase in population could come if policies set out higher densities citywide (i.e. In the form of apartments). However, although no restrictions on the level of apartments may lead to an actual population increase, this would not be sustainable or address the skewed nature of the city’s housing markets and therefore was rejected as a policy option.   



		To improve physical and mental health

		0 /+

		0 / +

		0 / +

		Medium 

		City

		Long term

		Secondary

		More likely people will have better access to a range of housing that better meets their needs – if people are more easily able to satisfy their housing needs and lice in accommodation suited to their needs, this is likely to lead to improved life quality and therefore physical and mental health. There is also a link between small dwelling size and mental health, and it is considered that the requirement for a maximum proportion of studio flats and a minimum apartment size in 50% units can help mental well being. 


Benefits can be maximised by encouraging by access to open space of new housing developments – Greenspace Strategy will have a positive cumulative impact.


Physical and mental health however could be improved if new dwellings were located only in those areas with access to good quality open space and recreation provision. However, would not be appropriate for inclusion in policies as recreation and open space are not always in the most accessible locations. Approach would not take account of advice in PPG3, and may consequently spoil the benefits of the recreation/open space. 



		To protect and enhance biodiversity

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To protect and improve soil and land resources

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To improve air quality

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To reduce contributions to climate change

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To minimise the impacts of climate change

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To ensure the prudent use of natural resources

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To protect and enable the appreciation of the city’s heritage

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To maintain and enhance the quality and character of landscape and townscape

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To ensure light levels are appropriate to the situation

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To minimise noise pollution

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To reduce crime and the fear of crime

		0 / +

		0 / +

		0 / +

		Medium

		City

		Long term

		Secondary

		Creation of mixed and vibrant communities is the primary aim of these policies. Mixed and sustainable communities can engender social cohesion which in turn can have the potential to reduce the level and fear of crime. 


Likely that crime and fear and crime in new developments could be further reduced if the design of new dwellings takes account of ‘designing out crime’ principles. The design of dwellings and its relationship to crime is set out in the draft Design and Crime SPD and parent policies in the UDP, so no need to repeat this in Housing SPD.   



		To maximise sustainable economic growth

		+

		+ +

		+ +

		High

		City

		Long term

		Secondary

		Policy seeks to prioritise high density around employment nodes (such as town centres and the regional centre),and ensure a wider choice of dwelling types come forward that can meet a wide spectrum of needs and attract more skilled workers. Specific benefits (as a result of increased income) may be gleaned from attracting professionals / skilled workers through executive housing. 


In order to maximise economic growth it is important that as well as a good supply of high quality housing, there is a range of employment opportunities in the city in accessible locations. Important to protect existing employment and attract new investment to the city – UDP policy protecting employment and mixed use areas will support this.


It could be that in order to speed up sustainable economic growth there is a  need for gentrification citywide. Therefore policy should seek to attract only high earners and not provide for all housing needs (i.e. provide dwellings at the ‘top end’ of the market but not for those at the lower end of the market who have less disposable income). Not considered sustainable, or likely to lead to balanced and mixed communities so not appropriate for inclusion in policy. 



		To enhance economic inclusion

		+

		+ +

		+ +

		High

		City

		Long term

		Primary / secondary

		Providing a mix of house types enables choice, allowing people a choice of dwellings in locations close to employment areas -  therefore increasing the accessibility of said jobs. Furthermore economic growth created by skilled ‘executives’ moving in will have positive benefits for the economy.



		To increase prosperity

		+

		+ +

		+ +

		High 

		City

		Long term

		Primary / secondary

		As above (see comments relating to economic inclusion)



		To improve the city’s knowledge base

		+

		+ +

		+ +

		High

		City

		Long term

		Primary / secondary

		Providing the right types of houses in the right places will attract more skilled workers to the city and therefore the knowledge base will improve.



		To ensure that everyone has access to a good home that meets their needs

		+ +

		+ +

		+ +

		High

		City

		Long term 

		

		Ensuring that there is a mix of dwellings within the different housing markets in the city is one of the primary purposes of these policies. These policies of the SPD seek to ensure that this mix is balanced and ensure that housing needs are met, and that those factors which are the reason for particular markets functioning well are preserved. In particular areas HMR and regeneration initiatives (through partnerships) will be important in ensuring that new homes do come forward that meet people’s needs. In the existing stock meeting the Decent Homes Standard will be a key linkage into the SPD.


In order to better ensure that everyone has access to a good home that meets their needs policies could require a standard mix of house types, bed spaces etc in all developments at a level which reflects the overall existing mix of housing at the national level. However considered unworkable, would not offer flexibility, would not meet identified needs, nor would it take account of the vision for particular parts of the city and their existing functions.



		To improve accessibility to key facilities

		+

		+

		+

		High 

		City

		Long term

		

		The policies in the SPD ensure a mix of dwellings will come forward across the city in a choice of locations, with a particular emphasis on higher densities in the vicinity of town and neighbourhood centres and in other accessible locations. 


Positive benefits can be maximised if the city council ensures that major trip generating developments are located only in the most accessible locations (in line with the sequential approach to development). Also a need for a co-ordinated approach to planning for new developments between spatial planning and highway planning.


The policies do still allow for high density apartment developments outside of the most accessible locations (although at a lower proportion than in places such as the regional centre and town / neighbourhood centres). It may be that a restriction is placed on the level of development, outside of the most accessible locations in order further seek to ensure that new developments only come forward in the most accessible locations. However the policies in the SPD effectively already do this through locating high density apartments in the most accessible locations, with less development coming forward elsewhere. The development outside of the most accessible location is usually at a lower density and is needed to contributes to more balanced and mixed communities by widening choice and providing alternatives to apartments.   



		To reduce the need to travel

		+

		+

		+

		High

		City

		Long term

		

		As above (see comments relating to accessibility to key facilities).


Positive benefits of the policies can be maximised if the city council ensures that major trip generating developments are located only in the most accessible locations (in line with the sequential approach to development). Co-ordinated approach necessary between spatial planning and highway planning.



		To reduce traffic volumes

		+

		+

		+

		High 

		City

		Long term

		Secondary

		As above (see comments relating to accessibility to key facilities).


Positive benefits of the policies can be maximised if the city council ensures that major trip generating developments are located only in the most accessible locations (in line with the sequential approach to development). Co-ordinated approach necessary between spatial planning and highway planning.



		To improve community cohesion

		+

		+

		+

		High

		City

		Long term

		

		Policies that seek to ensure a good mix of dwelling types (and also prices) will result in a good range of different people from different backgrounds living alongside each other in the same communities. This will ensure new developments avoid exclusion.


To further ensure community cohesion, SPD could seek to only allow dwellings types that reflect the existing mix in each area. This would ensure that conflict between those already living in an area and those moving into the area as a result of a new developments are minimised. Does not however take account of the need to diversify particular parts of the city’s housing stock in order to address the skewed nature of some housing markets. 



		To increase involvement in decision-making

		+

		+

		+

		Medium / High

		City

		Long term

		Secondary

		Final Policies are to be drafted in consultation with the public and interested parties, and will set out clear requirements in terms of dwelling mix. The policies will bring greater clarity and accessibility to development control decision making.



		To improve perceptions of the city

		+

		+

		+

		High

		City

		Long term

		Secondary

		Providing housing to meet a variety of different needs will have a positive impact on the quality of life for the city’s population, and has the potential to raise people’s perceptions of the city. This is key to attracting new people to the city.


In order to further improve the perception of the city through dwelling mix policy, the city  could consider permitting only high quality prestige developments in areas like Salford Quays and Chapel Street, and in other areas developments aimed at the top end of the market. However would not cater for  the needs of all, and would not encourage mixed communities.



		Sub-objectives



		To ensure an adequate supply of affordable housing

		+ +

		+ +

		+ +

		High

		City

		Long term

		Cumulative

		A range of house types will provide greater housing choice, and also ensure new and existing residents are able to purchase housing within their means from this choice. Those in identified housing needs will be specifically provided through the affordable housing SPD policy HOU5 (which clarifies draft UDP policy H4).



		To ensure an adequate mix of housing to secure mixed, sustainable communities

		+ +

		+ +

		+ +

		High

		City 

		Long term

		

		The primary purpose of these policies is to ensure an adequate mix of housing which can help secure mixed and sustainable communities.


In order to better ensure that everyone has access to a good home that meets their needs policies could require a standard mix of house types, bed spaces etc in all developments at a level which reflects the overall existing mix of housing at the national level. However considered unworkable, would not offer flexibility, would not meet identified needs, nor would it take account of the vision for particular parts of the city and their existing functions.





APPENDIX 3 – DETAILED ASSESSMENT OF ACCESSIBLE HOMES POLICY (Policy 


HOU4)


		SA Objective

		Timescale

		Certainty

		Scale

		Permanent?

		Secondary, cumulative, synergistic

		Comments / Mitigation



		

		0-3 yrs

		3-10 yrs

		10+ yrs

		

		

		

		

		



		To secure a sustainable increase in the city’s population

		0 / +

		0 / +

		0 / +

		High

		City

		Long term

		Secondary

		The provision of accessible housing will provide greater choice – the requirement for all homes to be built to the Lifetime Homes standard will mean people can adapt their home when their needs change. There will therefore be less population loss and the policy may also attract new people to the city who are seeking a high level of accessibility in their housing. 



		To improve physical and mental health

		+

		+

		+

		High

		City

		Long term

		

		Policy will provide an inclusive environment that secures a better quality of life for everyone, including wheelchair users, people with physical and metal disability, the elderly and those with limited mobility. Suitable housing will have a positive impact on their physical and mental health as the housing would be more appropriate to their needs.


Positive benefits of the policy could be reinforced if all ground floor wheelchair units were ‘reserved’ only for those with a specific need for wheelchair accommodation. This would ensure that these units would only be meeting the needs of specific members of the community. However considered that such requirements would be unworkable and could not be secured through the planning system. Increasing the number of units through this policy is likely to lead to more people in need of wheelchair accommodation having their needs satisfied.



		To protect and enhance biodiversity

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To protect and improve soil and land resources

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To improve air quality

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To reduce contributions to climate change

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To minimise the impacts of climate change

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To ensure the prudent use of natural resources

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To protect and enable the appreciation of the city’s heritage

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To maintain and enhance the quality and character of landscape and townscape

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To ensure light levels are appropriate to the situation

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To minimise noise pollution

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To reduce crime and the fear of crime

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To maximise sustainable economic growth

		0

		0

		0

		Medium - High

		City

		Long term

		Cumulative

		Policy will help to attract and provide suitable housing for those skilled people with limited mobility, or wheelchair users to the city. Such skilled people may be economically active and therefore will bring benefits to the economy as a whole.


Positive benefits of the policy could be furthered if the city council or other appropriate agencies developed policies/schemes to assist those with limited mobility have access to the labour market. Outside of the scope of the Housing SPD but worthy of investigation. 



		To enhance economic inclusion

		+

		+

		+

		Medium - high

		City

		Long term

		Secondary

		Giving people a wider range of housing choice enables them to locate closer to jobs.



		To increase prosperity

		+

		+

		+

		Medium - high

		City

		Long term

		

		Lifetime homes are cheaper to adapt (than standard housing) as needs change over time.    



		To improve the city’s knowledge base

		0

		0

		0

		High

		City

		Long term

		Secondary

		Policy will help attract those skilled  people with limited mobility, or wheelchair users to the city. Such skilled people may be economically active and bring benefits to the economy as a whole.


Positive benefits of the policy could be furthered if the city council or other appropriate agencies developed policies/schemes to assist those with limited mobility have access to the labour market. Outside of the scope of the Housing SPD but worthy of investigation.



		To ensure that everyone has access to a good home that meets their needs

		+ +

		+ +

		+ +

		High

		City

		Long term

		

		Policy will ensure that the changing needs of all including wheelchair users, an ageing population etc. are met and will ensure that dwellings are easily adaptable to meet changing needs.


Positive benefits accrued through the policy could be improved if policy required all homes to be built to Lifetime Homes standard (i.e. remove the policy exceptions). However, not considered appropriate as large parts of the city would not therefore be suitable for development (e.g. Areas in need of comprehensive regeneration such as Lower Broughton).



		To improve accessibility to key facilities

		+

		+

		+

		High

		City

		Long term

		Secondary

		The policy will give those with special mobility requirements a good choice of homes, including in locations that are most accessible such as in the town and neighbourhood centres. 


Consideration given to seeking a requirement for a larger number of units to meet wheelchair standards. However considered overly restrictive, and that ground floor units/bungalows best meet the needs of those who use wheelchairs.  



		To reduce the need to travel

		+

		+

		+

		High

		City

		Long term

		Secondary

		See above (for comments relating to access to key facilities)



		To reduce traffic volumes

		+

		+

		+

		High

		City

		Long term

		Secondary

		See above (for comments relating to access to key facilities)



		To improve community cohesion

		+

		+

		+

		High

		City

		Long term

		Secondary

		Provides an opportunity for more mixed and sustainable communities through integrating units for those with mobility difficulties with general open market housing. This will assist in avoiding segregation of certain social groupings from the mainstream housing market.



		To increase involvement in decision-making

		+

		+

		+

		High

		City

		Long term

		Secondary

		Policy to be drafted in consultation with the public and will set out clear requirements in terms of standards for accessible homes. Will bring greater clarity and accessibility to the development control decision making procedure.



		To improve perceptions of the city

		+

		+

		+

		High

		City

		Long term

		Secondary

		Providing homes that will meet the changing needs of the population and also specifically providing accommodation for wheelchair users has the potential to raise people’s perceptions of the city.



		Sub-objectives



		To ensure an adequate supply of affordable housing

		+

		+

		+

		High

		City

		Long term

		Secondary

		Policy will increase range (in terms of type, tenure and affordability) of housing available to vulnerable groups in the city and those with special mobility requirements. Mix of affordable housing should reflect that in the open market element of the scheme – this will include lifetime homes / wheelchair housing where appropriate.



		To ensure an adequate mix of housing to secure mixed, sustainable communities

		+ +

		+ +

		+ +

		High

		City

		Long term

		Cumulative

		Primary purpose of the policy is to ensure that the mix of dwellings provided by policy in terms of mix and affordable housing are accessible to all.





APPENDIX 4 – DETAILED ASSESSMENT OF AFFORDABLE HOUSING POLICIES 


(policies HOU5 to HOU12)


		SA Objective

		Timescale

		Certainty

		Scale

		Permanent?

		Secondary, cumulative, synergistic

		Comments / Mitigation



		

		0-3 yrs

		3-10 yrs

		10+ yrs

		

		

		

		

		



		To secure a sustainable increase in the city’s population

		+

		+ +

		+ +

		High

		City

		Long term

		

		Securing affordable housing as part of new developments will provide greater housing choice and meet identified needs, thereby ensuring population retainment and also attracting new residents to the city. Those people in affordable need will not have to move outside of the city, whilst the provision of affordable housing in schemes may attract residents from outside the city.


Positive benefits can be maximised by ensuring that housing needs within the city are monitored closely – this will be aided by close assessment of the city’s housing markets. If needs are monitored the council can plan to meet  need and as a consequence increase population levels in a sustainable manner.



		To improve physical and mental health

		+

		+

		+

		High

		City

		Long term

		Secondary

		Providing affordable housing in all new developments above set thresholds gives everyone the opportunity to live in a decent home within their means. This will have secondary benefits in terms of physical and mental health benefits, as more people will be able to live within a home that suits their needs.


Physical and mental health however could be improved if new affordable dwellings were located only in those areas with high accessibility to good quality open space and recreation provision. However, recreation and open space are not always in the most accessible locations. Approach would not take account of advice in PPG3, and may consequently spoil the benefits of the recreation/open space.


Benefits can though be maximised by encouraging by access to open space of new housing developments – Greenspace Strategy will have a positive cumulative impact.



		To protect and enhance biodiversity

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To protect and improve soil and land resources

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To improve air quality

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To reduce contributions to climate change

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To minimise the impacts of climate change

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To ensure the prudent use of natural resources

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To protect and enable the appreciation of the city’s heritage

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To maintain and enhance the quality and character of landscape and townscape

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To ensure light levels are appropriate to the situation

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To minimise noise pollution

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To reduce crime and the fear of crime

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To maximise sustainable economic growth

		+

		+

		+

		Medium-High

		City

		Long term

		Secondary

		Provision of affordable homes will enable people to live within their means in their choice of location, so therefore providing greater disposable income and potentially access to employment opportunities.


The impact of the policy and its relationship to economic growth could be enhanced if the requirement for affordable housing was lower (i.e. more open market dwellings in schemes) – those in need of affordable housing generally have less disposable income than those who can access market housing. However this approach is not considered sustainable as it ignores the needs of those who cannot purchase property on the open market without financial assistance.



		To enhance economic inclusion

		+

		+

		+

		High

		City

		Long term

		Secondary

		Provides an opportunity for those without the means to purchase property on the open market to be able to access decent housing. Intermediate housing developments in particular allow occupiers to gain the benefits that home ownership can bring (financially in terms of having equity and making profit if house prices continue to increase).



		To increase prosperity

		+

		+

		+

		Medium-High

		City

		Long term

		Secondary

		See above (for comments relating to sustainable economic inclusion)



		To improve the city’s knowledge base

		0 / +

		0 / +

		0 / +

		High

		n/a

		n/a

		Secondary

		Provision of affordable housing may help to attract skilled workers to the city, such as key workers or those who have recently graduated  from university. This can help to increase the skills base of the city. Positive effects of these polices could be increased if a requirement was made that a certain percentage of affordable dwellings should be reserved for those with high qualifications (e.g. Graduates). However considered unworkable as it is it is not targeted upon need.



		To ensure that everyone has access to a good home that meets their needs

		+ +

		+ +

		+ +

		High

		City

		Long term

		

		Allows the city council to apply policy H4 of the draft UDP, and so therefore require developers to provide affordable housing as part of new developments. This means that those in housing need are able better able to access a decent affordable house that meets their housing needs. A higher percentage of affordable housing required in new developments was considered – however danger that this could make developments unviable and actually lead to less affordable dwellings coming forward as a consequence.



		To improve accessibility to key facilities

		+

		+

		+

		High

		City

		Long term

		Secondary

		Ensure that those in affordable housing need have access to a choice of dwellings which will enable them to live in close proximity to key facilities, employment, retailing etc. Affordable units will be required in all new developments – this includes those schemes located in the most accessible parts of the city. 


Positive benefits can be maximised if the city council ensures that major trip generating developments are located only in the most accessible locations (in line with the sequential approach to development). Also a need for a co-ordinated approach to planning for new developments between spatial planning and highway planning.


Consideration given to having a higher requirement for affordable units in those schemes in the most accessible locations to maximise accessibility benefits. However considered unworkable given that the highest land values are generally in those areas that are most accessible (such as in the regional centre). Such a requirement could make development unviable.



		To reduce the need to travel

		0 / +

		0 / +

		0 / +

		High

		City

		Long term

		Secondary

		See above (for comments relating to improving accessibility to key facilities).



		To reduce traffic volumes

		0 / +

		0 / +

		0 / +

		High

		City

		Long term

		Secondary

		See above (for comments relating to improving accessibility to key facilities).



		To improve community cohesion

		+

		+

		+

		High

		City

		Long term

		Secondary

		Policies will ensure that new developments are of mixed tenure and will avoid the exclusion / separation of those with affordable need from mainstream market housing developments. Recognise however that mixed tenure developments may create tensions between owner occupiers and social tenants). Therefore in order for the benefits of the approach to be maximised need to ensure that there is good management of the affordable stock by the RSL.



		To increase involvement in decision-making

		+

		+

		+

		Medium / High

		City

		Long term

		Positive / Secondary

		Policy to be drafted in consultation with the public and will set out clear requirements in terms of affordable housing provision. Bring greater clarity and accessibility to development control decision making.



		To improve perceptions of the city

		+

		+

		+

		High

		City

		Long term

		Secondary

		Providing housing to meet people’s needs will have a positive impact on the quality of the city’s population, and so therefore has potential to raise perceptions of the city.



		Sub-objectives



		To ensure an adequate supply of affordable housing

		+ +

		+ +

		+ +

		High

		City 

		Long term

		

		Primary purpose of policies is to ensure an adequate supply of affordable housing comes forward, by requiring all new developments to provide an element (20%) of affordable housing. 


A higher percentage of affordable housing required in new developments was considered – however danger that this could make developments unviable and actually lead to less affordable dwellings coming forward as a consequence.



		To ensure an adequate mix of housing to secure mixed, sustainable communities

		+ +

		+ +

		+ +

		High

		City 

		Long term

		Cumulative

		Alongside policies requiring a mix of dwelling types and sizes in all developments, the policy will ensure an adequate and mixed supply of affordable housing units are provided in terms of tenure. Preference for affordable housing to be provided on site should ensure that mixed developments come forward, that contain a variety of tenures.





APPENDIX 5 – DETAILED ASSESSMENT OF STUDENT HOUSING POLICY (policy 


HOU13)


		SA Objective

		Timescale

		Certainty

		Scale

		Permanent?

		Secondary, cumulative, synergistic

		Comments / Mitigation



		

		0-3 yrs

		3-10 yrs

		10+ yrs

		

		

		

		

		



		To secure a sustainable increase in the city’s population

		0 / +

		0 / +

		0 / +

		Medium - High 

		City 

		Long term

		Secondary

		If students live in the city in high quality accommodation during their studies then they may choose to stay within the city after graduation. This has the potential to increase the city’s population.



		To improve physical and mental health

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To protect and enhance biodiversity

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To protect and improve soil and land resources

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To improve air quality

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To reduce contributions to climate change

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To minimise the impacts of climate change

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To ensure the prudent use of natural resources

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To protect and enable the appreciation of the city’s heritage

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To maintain and enhance the quality and character of landscape and townscape

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To ensure light levels are appropriate to the situation

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To minimise noise pollution

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To reduce crime and the fear of crime

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To maximise sustainable economic growth

		+

		+

		+

		High

		City

		Long term

		Cumulative

		Policy provides clarity to draft UDP policy H7 in terms of the provision of student accommodation. Attracting students to the city has the potential to increase the skilled workforce level (if they stay after graduation).



		To enhance economic inclusion

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To increase prosperity

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To improve the city’s knowledge base

		+

		+

		+

		High

		City

		Long term

		Cumulative

		See comments above (relating to maximising sustainable economic growth)



		To ensure that everyone has access to a good home that meets their needs

		0 / +

		0 / +

		0 / +

		High

		City

		Long term

		

		Policy will clarify draft policy H7 which seeks to ensure that high quality student accommodation comes forward for development, meeting the needs for students.



		To improve accessibility to key facilities

		0

		0

		0

		High

		City

		Long term

		Cumulative

		Provides clarity for the application of draft policy H7 which among other things seeks to ensure student accommodation is accessible to key facilities (such as the University campus).



		To reduce the need to travel

		0

		0

		0

		High

		City

		Long term

		Cumulative

		See comments above (relating to improving accessibility to key facilities).



		To reduce traffic volumes

		0

		0

		0

		High

		City

		Long term

		Cumulative

		See comments above (relating to improving accessibility to key facilities).



		To improve community cohesion

		0 / +

		0 / +

		0 / +

		High

		City

		Long term

		Secondary / cumulative

		An over concentration of student accommodation can sometimes be to the detriment of an area. This policy clarifies draft UDP policy H7 which seeks to ensure that such accommodation is only provided where there is a need and it is not to the detriment of the local community.



		To increase involvement in decision-making

		+

		+

		+

		Medium - High

		City

		Long term

		Secondary

		Policy to be drafted in consultation with the public and will set out clear requirements in terms of how a developer can demonstrate that there is a need for student accommodation. Brings greater clarity and accessibility to development control decision making.



		To improve perceptions of the city

		+

		+

		+

		High

		City

		Long term

		Secondary / Cumulative

		Important to encourage students to live in the city, but necessary that student ‘ghettos’ do not occur as a result of such provision. Draft UDP policy H7 will ensure that this does not happen and the SPD can support this. The provision of good quality student accommodation will be key in improving the perceptions among students as the city being a place where they want to live during their studies, and may remain in the city following their studies. 



		Sub-objectives



		To ensure an adequate supply of affordable housing

		0

		0

		0

		High

		n/a

		n/a

		n/a

		n/a



		To ensure an adequate mix of housing to secure mixed, sustainable communities

		0 /.+

		0 / +

		0 / +

		High

		City

		Long term

		Secondary / cumulative

		SPD clarifies draft UDP policy H7 and will ensure that where student accommodation is provided this contributes to mixed and sustainable communities, rather than being to the detriment of the sustainability and mix in communities.





31




_1208937714.doc
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CONSULTATION DRAFT


MAY 2006


CONSULTATION STATEMENT


PREPARED UNDER REGULATION 17(1)(b) OF THE TOWN AND COUNTRY PLANNING (LOCAL DEVELOPMENT) (ENGLAND) 


REGULATIONS 2004


1.
INTRODUCTION


1.1
Regulation 17 of the Town and Country Planning (England) Regulations 2004 states that the Local Planning Authority should prepare a consultation statement summarising discussions with local communities and stakeholders before advertising a Supplementary Planning Document (SPD) for public consultation. This is a reflection of the Government’s desire to ‘strengthen community and stakeholder involvement in the development of local communities’.


1.2
In due course (May 2008), the Council will be adopting a Statement of Community Involvement (SCI) that will set out how the public will be consulted on new planning policy and planning applications. Once the SCI is adopted planning documents will be required to conform to its provisions.


1.3
This Consultation Statement has been prepared in advance of the SCI, but aims to reflect the intentions of Government planning guidance for reporting on community involvement in the plan making process. It describes the involvement of stakeholders, the community, voluntary organisations, and statutory consultees in the preparation of Salford’s draft Housing SPD.


1.4
The consultation process adopted meets both the minimum requirements set out in the Town and Country Planning (Local Development) (England) Regulations 2004 and the gold standards in community involvement devised by Partners IN Salford. 


1.5
The Statement will be made available during the formal period of public consultation, in accordance with the Regulations. The process for formal consultation on the draft SPD and draft Sustainability Appraisal Report is set out in Section 8 of this Consultation Statement. 


2.
GOLD STANDARDS IN COMMUNITY INVOLVEMENT 


2.1
Partners IN Salford (Salford’s Local Strategic Partnership) have devised 5 aspirational standards for community involvement and all partners of the Council are signed up to delivering community involvement in this way (www.partnersinsalford.org/communityinvolvement).


2.2
The Gold Standard is a goal for partners to aim towards, particularly where there is activity or proposed change within the City that will have a significant impact upon local communities. They are:


1) Value the skills, knowledge and commitment of local people.


2) Develop working relationships with communities and community organisations.


3) Support staff and local people to work with and learn from each other (as a whole community)


4) Plan for change with, and take collective action with, the community.


5) Work with people in the community to develop and use frameworks for evaluation.


3.
CONSULTATION TO DATE



Consultation methods


3.1
A number of consultation exercises have already been undertaken, in order to raise awareness of the scope and role of the Housing SPD, and seek the maximum contribution of ideas and options from interested parties.


3.2
The consultation for the Housing SPD has tied closely into that undertaken for the production of the Affordable Housing Strategy, which it is expected will be published in May 2006. This is a Strategy that has involved establishing a close working relationship between the Housing Strategy and Partnership section, Spatial Planning, and key stakeholders.


3.3
As part of the development of the Affordable Housing Strategy and for the Housing SPD, elected members, city council staff and interested parties have been consulted through the following groups/events:


· An Affordable Housing Working Group was set up with representatives from Salford City Council Housing and Planning Directorate, Urban Vision, Manchester Methodist Housing Group and Manchester City Council;


· Affordable Housing All Party Steering Group comprising Councillors from each political party, and representatives from Contour Housing Association and Barclays (Corporate/Business);


· Presentation and discussion of the Affordable Housing Strategy with Housing Market Renewal Technical Group, Seedley & Langworthy Partnership, New Deal for Communities Board and the Central Salford Urban Regeneration Company Board;


· Consultation with equality groups through the Diversity Living Strategy consultation process.  Groups were asked about their views of affordability and groups included; Young BME school children; Asylum seekers and refugees; Congolese community; Jewish community; Islamic community; Older Asian women; Yemeni community; Black community; Gypsies and travellers;


· A special meeting of the Salford Strategic Housing Partnership 


was held to discuss Affordable Housing on 15th September 2005;


· Presentations to Environmental, Housing & Planning Scrutiny Committee, with regards to Affordable Housing on 21st November 2005 and 20th February 2006;

· Discussion with  RSL Strategic Issues Forum (which involves the lead and support Registered Social Landlord partners in Salford, along with officers from the council and partner organisations) on 11th January 2006. Further follow up presentation to the forum on 2nd March 2006 regarding the Three Dragons Affordable Housing Development Control Toolkit;


· Presentation to The Planning Sub-Group of the Environmental, 


Housing & Planning Scrutiny Committee on 16th January 2006 to outline the scope of the Housing SPD and to discuss the future involvement of the Scrutiny Group in the production of the document;


· Focus group on 26th January 2006 with Private developers over dwelling affordability. Representatives from Salford City Council’s Housing and Planning Directorate, LPC Living, Miller Homes, Opus, Persimmon and Chorley Homes attended;


· Planning Obligations SPD Workshop with private housing developers on 30th March 2006 to discuss the proposed Obligations SPD. This SPD cross-refers to the Housing SPD, and there was discussion at this meeting around affordable housing and its relationship to other planning obligations; 


· Joint Housing and Planning Directorate Seminar – “Building Sustainable Communities: Affordability and Housing Mix” on 4th April 2006 to which all members were invited, and representatives from private housing developers and Central Salford URC; and


· The Sustainability Appraisal Scoping Report was subject to consultation between 6th February and 10th March 2006 (with a repeat consultation between 10th April and 12th May to ensure full compliance with regulations). 


3.4
Stakeholders involved in the consultation to date are listed in Appendix A.



Issues Raised


3.5
The main issues raised during the various elements of consultation were:


· Where affordable units are shared ownership, the RSL should recycle the money it receives (if the resident were to buy more equity in their home) into new affordable units;


· A need for clarification of how the city council have calculated the affordable need in the city;


· Criticism that the city council do not currently insist on developers providing affordable housing in new developments, even though there has been a policy in the UDP, which was adopted in 1995;


· The SPD should clarify what the mix of affordable units should be in terms of type and tenure;


· The level of affordable housing the city council should require from developers and the impact this has on viability;


· The city council should not use Total Cost Indicators (TCI’s) for determining the price RSLs can afford to buy affordable dwellings;


· The need to balance the need to give developers some certainty, although building in some flexibility;


· Creating mixed and sustainable communities should be at the heart of the SPD;


· The mix of dwellings the council requires should be different in different areas of the city as they function differently. What is the balanced mix of dwellings for different areas?; and


· The appropriate level of accessibility the city council should be seeking for new properties (especially for those with mobility issues)


Consideration of Main Issues


3.6
The main issues identified in paragraph 3.5 have been taken into consideration in the drafting of the SPD. In particular the SPD:


· Makes it clear that RSLs should recycle the money they receive when more equity is sold to residents in shared ownership schemes;


· Includes an Appendix which sets out the calculation of the Affordable Housing Need. Reference is made to the Draft Practice Guidance from the ODPM from which the model arises;


· Acknowledges that there are other methods for delivering affordable housing than through the planning system. Therefore reference has been made to the Affordable Housing strategy which sets out the different ways that affordable housing can be provided;


· Sets out the council’s preference is in terms of the type of affordable housing it is seeking, and also the tenure (social rented);


· Takes into account the need for affordable housing that has been identified through the ODPM model, and translates this need into a citywide requirement for affordable housing. Viability is a factor in determining what the appropriate level is;


· TCI’s have not been used – “at cost” has been defined instead;


· Places the need to create mixed, balanced and sustainable communities at the heart of the document. This has been incorporated into the objectives of the SPD;


· Is based on research and analysis of the functions of the different housing markets in the city. As a result of this analysis the council has determined the suitable mix of dwellings in different parts of the city; and


· Sets out the standards of accessibility it expects new developments to achieve. 


Sustainability Appraisal Scoping Report


3.7
Comments on a Sustainability Appraisal Scoping Report were invited from the four consultation bodies required by the SEA Regulations (Environment Agency, Countryside Agency, English Nature, English Heritage), and also Government Office for the North West, the North West Regional Assembly and the Home Builders Federation

3.8
Following the statutory consultation period of 5 weeks between 6th February and 10th March 2006 (with a repeat consultation between 10th April and 12th May to ensure full compliance with regulations). Responses to the initial consultation were received from the Countryside Agency, English Nature and Government Office for the North West


3.9
The Countryside Agency provided generic advice and also more specific advice in relation to the Scoping Report. They stated that the Baseline Information could refer to the landscape character Volume for the North West and suggest the addition of objectives referring to access to managed greenspace, and ensuring that the landscape character quality is restored. 


3.10
English Nature noted the contents of the Scoping Report, although had no further comments to make. 


3.11
Government Office for the North West did not have any comments specific to the content of the Scoping Report. However they were concerned that the ‘Housing’ SPD was not included in the Local Development Scheme, and that the Housing SPD had a wider scope than the ‘Housing Market’ SPD, which was at the time the document included in the current approved LDS.


3.12
The city council has revised its LDS for the period 2006/7 – 2008/09, and this was approved by the Secretary of State on 2nd March 2006. In the revised LDS the city council have replaced the ‘Housing Market’ SPD with the ‘Housing’ SPD. However the scope of the two documents is the same, and the only difference between the two is the title. In order to ensure that the city council complies fully with the regulations the city council re-consulted with those consultees the SA Scoping Report had previously been sent to between 10th April and 12th May 2006.


4.
FORMAL PUBLIC CONSULTATION OF THE DRAFT SPD


4.1
Consultation on the draft SPD will be carried out during a formal consultation period, beginning 19th May 2006 until 29th June 2006, and will involve:


· Sending a letter (together with the three documents) inviting comments from; those organisations that were consulted for the Sustainability Appraisal Scoping Report; and the key stakeholders/organisations already involved in the preparation of the draft SPD. See Appendix A for details.


· Sending a letter with notification of the consultation process (and availability of the three documents on the council’s website) and  inviting comments from; 


· those on the City Council’s LDF Consultee Database who expressed an interest in receiving details of the Housing SPD or being consulted on housing issues; 


· those consultees who made representations to those policies in the draft Replacement UDP of most relevance to the SPD (policies H1, H4, H7, DES2 and EHC5); and


· Other Consultees the council  considers likely to have an interest in the SPD.


Details of these can be found in Appendix B.


4.2
Anyone interested in the process for considering and determining planning applications for housing is invited to comment on the draft SPD. For means of response, please see section 5 below.



Inspecting the SPD Documents


4.3
The three documents will be available for Inspection at the following locations:


· On the  council’s website


www.salford.gov.uk/spdconsultation

· Salford Civic Centre, Chorley Road, Swinton, M27 5BW


Opening Times: Monday to Friday 8.30am to 4.30pm


· Salford Libraries (see Appendix C for location and opening hours)


4.4
If anyone would like an individual copy of the document, copies are available at a cost of £10 each by post.   To order a copy, please send a cheque or postal order for £10, crossed and marked 'Account Payee' and made payable to City of Salford, to:

Draft Housing SPD Consultation


Spatial Planning


Housing and Planning


Salford City Council


Civic Centre, Chorley Road,


Swinton, Salford, M27 5BW

5.

MAKING REPRESENTATIONS ON THE DRAFT SPD


5.1
Comments should be made in writing or by way of electronic communication and can be submitted in any of the following ways:


· You can complete and submit the forms online on the council’s website: www.salford.gov.uk/spdconsultation 

· You can return completed forms to the following address:


SPD Consultation


Spatial Planning


Housing and Planning


Salford City Council


Civic Centre, Chorley Road


Swinton, Salford, M27 5BW


· You can return completed forms by hand to the main reception desk at Salford Civic Centre Reception Desk.

· You can return completed forms by Fax to 0161 793 3667 or Email to: plans.consultation@salford.gov.uk 

5.2
Responses should be received no later than 4:30pm on Thursday 29th June 2006.

5.3
Any representations may be accompanied by a request to be notified at a specified address of the adoption of the SPD.

5.4
Consultation responses and the identity of those making them will be matters of public record and open to public scrutiny.

6.
THE NEXT STEPS


6.1
All consultation responses made by 4:30pm on 29th June 2006 will be fully considered and, if appropriate, changes will be made to the draft SPD prior to its adoption.  


6.2
Before adoption of the SPD, a statement setting, a summary of the main issues raised in representations made during the consultation period and how these main issues have been addressed in the SPD, will be prepared and publicised by the Council in accordance with the Regulations. 


APPENDIX A 


STAKEHOLDERS INVOLVED IN CONSULTATION TO DATE


ORGANISATIONS CONSULTED ON SA SCOPING REPORT:


English Heritage


English Nature


Countryside Agency


Environment Agency


Government Office for the North West


North West Regional Assembly


Home Builders Federation.


LIST OF STAKEHOLDERS INVOLVED IN CONSULTATION TO DATE:


1) Affordable Housing Working Group 


Has met on 


· 7th April 2005


· 25th April 2005


· 26th May 2005


· 10th June 2005


· 1st July 2005


· 4th August 2005


· 14th September 2005


· 13th October 2005


· 17th November 2005


· 12th Dec 2005


· 16th January 2006


· 14th March 2006


· 20th April 2006


Members who have attended meetings:


Peter Bojar


Manchester Methodist Housing Group


Victoria Coakley 

Housing Services, SCC


Russ Dennis


Housing Services, SCC


Matt Doherty


Spatial Planning, SCC


Reuben Flynn


Manchester City Council


Frances Frost


Manchester City Council


David Heaney


Housing Services, SCC


Michael Hemingway

Housing Strategy, SCC


Paul Holme


Spatial Planning, SCC


Emma Marrington

Housing Strategy, SCC


Neil Mawson


Housing Strategy, SCC


Siobhan McCoy

HMR, SCC


Peter Openshaw

Property and Development , Urban Vision 


John Reehill


Spatial Planning, SCC


David Sedman

Manchester Methodist Housing Group


Shahla Zandi


Housing Strategy, SCC


2) Affordable Housing All Party Steering Group


Has met on; 27th September 2005, 12th September 2005 and 19th April 2006

Members who have attended meetings


Councillor G Ainsworth
Liberal Democrat Representative
 


Councillor P Connor

Lead Member for Housing, Labour Representative 
 


Councillor J Cullen

Labour Representative


Councillor C Hudson

Labour Representative


Councillor D Lewis

Conservative Representative


Cllr Norman Owen  

Liberal Democrat Representative


Victoria Coakley 

Housing Services, SCC


Mike Creamer  

Chief Executive for Contour Housing Association


Matt Doherty


Spatial Planning, SCC


Dave Heaney 


Principal Officer, Service Development


Michael Hemingway 

Housing Services, SCC


Emma Marrington 

Strategy & Partnerships Manager 


Kevin Scarlett 


Assistant Director, Housing Strategy & Renewal


Peter Scott 
 

Regeneration Director, Barclays


3) Salford Strategic Housing Partnership (15th September 2005)


Stephen Porter 
Chief Executive, MMHG


Cllr. Peter Connor 
Lead Member for Housing, SCC


David Chilton
Senior Regeneration Manger, English Partnerships 


Tom Downey
Chair of Accredited Private Landlords Forum


James Gartley
Customer Representative


Louise Jackson

Customer Representative


Nigel McGurk
Director, Countryside Properties


Colin Mayhead
Chief Executive of New Prospect Housing Ltd


Bob Osborne
Head of Housing, Housing Services, SCC


Chris Slone
Next Steps


Shahzid Tahir 
Contour Housing


Steve Unsted
Director, Salford Moneyline


Jacqui Walsh
Housing Corporation


Caroline Abbott
Administration Officer, Housing Services, SCC


Matt Doherty
Planning Officer, SCC


Michael Hemmingway
Housing Services, SCC


Emma Marrington
Housing Services, SCC


Jean Rollinson
Assistant Director, Community Housing Services, SCC


Kevin Scarlett
Assistant Director, Strategy and Planning, SCC


4) Presentations to Environmental, Housing & Planning Scrutiny Committee


21st November 2005 


Councillor Ainsworth


Councillor Broughton


Cllr Connor


Councillor Howard


Cllr Hudson


Councillor B Lea


Councillor Lewis


Councillor Lightup


Councillor Potter


Councillor Salmon


Councillor Smyth


Matt Doherty 


Planning Officer, SCC


Michael Hemingway 

Principal Officer Strategy and Planning, SCC


Paul Longshaw 

Development and Investment Manager, SCC


Emma Marrington 

Principal Officer Strategy and Planning, SCC


Siobhan McCoy 

Senior Manager Market Renewal, SCC


Bob Osborne 


Head of Housing, SCC 


20th February 2006


Cllr Antrobus


Cllr Connor


Councillor Cooke


Cllr Cullen


Councillor Howard


Councillor B Lea


Cllr M Lea


Cllr McIntyre


Councillor Salmon


Councillor Smyth


Matt Doherty 

Planning Officer


Michael Hemingway 
Strategy and Planning


Bob Osborne 

Head of Housing Services


Dave Percival 

Assistant Director, Planning


Dave Tinker 

Deputy Director of Environment


5) Presentation to Planning Scrutiny Sub-Group (16th January 2006) 


Councillor Ainsworth


Cllr Antrobus (Lead member for Planning)


Councillor Broughton


Councillor Howard  

Councillor Salmon


Councillor Potter


Councillor Wilson

Chris Findley 


Head of Planning and Development, SCC 


Graham Gentry 

Group leader, Plans group, SCC


Matt Doherty 


Planning officer, SCC


David Percival 

Assistant Director Spatial Planning, SCC


Anthony Stephenson 

Principal Planning Officer, Urban Vision


Peter Kidd


Scrutiny Support, SCC



Jenna Lancaster 

Scrutiny Support, SCC


6) Focus Group with Private Developers – 26th January 2006


David Clifton


LPC Living


John Gilman 


Miller Homes & OPUS


Ian Harrison


Persimmon Homes


Amanda Hatton

Persimmon Homes


Ian Stuart


Chorley Homes


Matt Doherty


Housing & Planning Directorate, SCC


Emma Marrington

Housing & Planning Directorate, SCC


Vicky Coakley


Housing & Planning Directorate, SCC


7) Presentations to RSL Strategic Issues Forum 


11th January 2006


Gavin Brotherston

Housing & Planning Directorate, SCC


Caroline Abbott 

Housing & Planning Directorate, SCC


Neil Bamber 


Irwell Valley


Phyllis Boardman

Irwell Valley


Peter Bojar


MMHG


Cath Bradbury


William Sutton


John Burt


Contour


Guy Cresswell


Manchester Methodist Housing Group


Sue Goodman


SPACE


Angela Hardman

SPACE


Emma Marrington

Housing & Planning Directorate, SCC


Lisa Russell


William Sutton


Sue Westwater 

Contour


2nd March 2006


Phyllis Boardman

Irwell Valley


Cath Bradbury


William Sutton


Lisa Russell


William Sutton


John Burt


Contour Housing Group


Guy Cresswell


MMHG


Orina Hall


SPACE


Angela Hardman

SPACE


Gavin Brotherston 

Salford City Council


Julie Carroll 


Salford City Council


Matt Doherty


Salford City Council


Wendy Goodwin

Salford City Council


8) Planning Obligations SPD workshop with Private Developers (30th March 2006)


Simon Ashdown

LPC Living

Bob Collier


Valentine Homes

David Gelling 


Countryside properties

Bashar Issa 


BS Construction Ltd

Matt Doherty


Housing & Planning Directorate, SCC


Liz Dixon


Housing & Planning Directorate, SCC


David Evans


Central Salford URC


John Gilman 


Miller Homes

Rachel Hamilton

City Centre Regeneration Team, SCC


Fiona Heathcote 

George Wimpey, Manchester

Mike Hitchmough

Dandara


Les Lang 


Ask Property Developments (ABITO)

Nick Lowther


Housing & Planning Directorate, SCC


Debbie Smith 


Turley Associates

Anthony Stephenson

Urban Vision / Salford City Council


David Timperley

Economic Development, SCC


Jane Worsey 


Highman and Co

Steve Yates


Central Salford URC


9)All Members Seminar: Building Sustainable Communities: Affordability and 


Dwelling Mix (4th April 2006)


		Cllr Geoffrey Ainsworth



		Cllr Derek Antrobus



		Cllr Peter Connor



		Cllr John Cullen



		Cllr Christine Hudson



		Cllr Jim King



		Cllr Keith Mann



		Cllr Jane Murphy



		Cllr John Pooley



		Simon Ashdown

		LPC Living



		John Corstorphine

		City Spirit



		David Gelling

		Countryside Properties



		Phil Leather

		ECOTEC



		Suzanne Nortely

		Manchester Methodist Housing



		Paul Mullane

		Contour Housing



		John Gilman

		Miller Homes



		Ian Ridgeway

		Inspired Developments






		Vicky Coakley

		Housing and Planning, SCC



		Matt Doherty

		Housing and Planning, SCC



		Dave Evans

		Salford URC



		Chris Findley

		Head of Planning & Development, SCC



		Neil Mawson

		Housing and Planning, SCC



		Emma Marrington

		Housing and Planning, SCC



		Jimmy McManus

		Housing and Planning, SCC



		Peter Openshaw

		Associate Director, Urban Vision



		Bob Osborne

		Head of Housing, SCC



		Dave Percival

		Assistant Director, Spatial Planning



		Jean Rollinson

		Assistant Director, Community Housing Services



		Kevin Scarlett

		Assistant Director, Housing





		Peter Kelly

		Member of public invited by Cllr Murphy





APPENDIX B – Other Consultees on draft SPD


CONSULTEES ON LDF CONSULTEE DATABASE WHO HAVE SPECIFICALLY REQUESTED BEING CONSULTED ON THE HOUSING SPD:


Individuals


		



		IAN STEWART MP



		MR NAZAR



		HAZEL BLEARS MP



		ARCHDEACON ANDREW BALLARD



		MR DJ BANKS



		DEREK BUTTERWORTH



		JAMES SHELDON



		CM PATEL





Organisations


		ADVISORY COUNCIL FOR THE EDUCATION OF ROMANIES AND OTHER TRAVELLERS

		



		AFFORDABLE HOUSING SOLUTIONS

		



		AGGREGATE INDUSTRIES

		



		ALDERBROOK INVESTMENTS LTD

		



		AMERICHEM

		



		ARMITAGE RESIDENTS ASSOC.

		



		BANGLADESH ASSOCIATION

		



		BARRATT MANCHESTER LTD

		



		BEECH FARM RESIDENTS ASSOCIATION

		



		BIDWELLS

		



		BOLTON METROPOLITAN BOROUGH

		



		BROADWAY MALYAN PLANNING

		



		BROCK CARMICHAEL ASSOCIATES (LIVERPOOL)

		



		CARRINGTON PARISH COUNCIL

		



		CB RICHARD ELLIS LTD

		



		CENTRAL SALFORD URC

		



		CHESTERS COACHES

CLAREMONT COMMUNITY ASSOCIATION

		



		CLIFF WALSINGHAM AND CO.

		



		CLIFTON OVER 60

		



		COOPERATIVE GROUP

		



		COUNCIL OFFICE, WARRINGTON (MR P BODDY)

		



		CRAUNTON HOUSE ASSOCIATION OF TENANTS

		



		CUSSONS TECHNOLOGY

		



		DAVID MCLEAN LTD

		



		DE POL ASSOCIATES

		



		DE TRAFFORDS RESIDENT ASSOC.

		



		DEV PLAN UK

		



		DEVELOPMENT PLANNING PARTNERSHIP (KATY LIGHTBODY)

		



		DEVELOPMENT PLANNING PARTNERSHIP (PHIL LESTER)

		



		DTZ PIEDA CONSULTING

		



		ECCLES SAVINGS AND LOANS CLUB

		



		ENGLISH HERITAGE

		



		FORDHAM RESEARCH LTD

		



		FRAMPTONS

		



		GEORGE WIMPEY MANCHESTER LTD

		



		GMPTE

		



		GREAT PLACES

		



		GREATER MANCHESTER ECOLOGY UNIT

		



		GREATER MANCHESTER POLICE FORCE HQ

		



		HEALTH IMPROVEMENT TEAM PCT

		



		HIGHWAYS AGENCY

		



		HILL STREET RESIDENTS ASSOCIATION

		



		HJ BANKS & COMPANY LIMITED

		



		HOME BUILDERS FEDERATION

		



		NEW PROSPECT HOUSING

		



		IRLAM MEDICAL CENTRE

		



		J. FLETCHER (ENGINEERS) LTD

		



		JEWISH REPRESENTATIVE COUNCIL OF GTR MANCHESTER

		



		JOHN ROSE ASSOCIATES

		



		KENYON RESIDENTS

		



		KING STURGE

		



		KNIGHT FRANK

		



		KNIGHT FRANK

		



		MAGNESIUM ELEKTRON LTD

		



		MANCHESTER & DISTRICT HOUSING ASSOCIATION

		



		MANCHESTER DIOCESAN BOARD OF FINANCE

		



		MANCHESTER DOORS & CUBICALS

		



		MCP PLANNING

		



		MISTER BLISTER LTD

		



		MOBILE OPERATORS ASSOCIATION

		



		MONCHEL PARKMAN

		



		NATHANIAL LICHFIELD AND PARTNERS

		



		NDC

		



		NEW PROSPECT

		



		NIMANS LTD

		



		NORTHWEST REGIONAL DEVELOPMENT AGENCY

		



		PARTINGTON TOWN COUNCIL

		



		PARTNERS IN SALFORD

		



		PAUL & COMPANY

		



		PAUL BUTLER ASSOCIATES

		



		PEACOCK & SMITH

		



		PERSIMMON HOMES (NORTH WEST)

		



		PLUSWORK LTD

		



		PRDS

		



		PZ CUSSONS

		



		RANDALL THORP

		



		RAPLEYS

		



		REDROW HOMES (NORTH WEST) LTD.

		



		REDROW HOMES LANCS. LTD

		



		RIVERSIDE ISLAND TENANTS ASSOC

		



		RIXON WITH GLAZEBROOK PARISH COUNCIL

		



		RMS INTERNATIONAL

		



		ROGER HANNAH AND CO.

		



		ROGER TYM & PARTNERS

		



		ROLAND BARDSLEY (BUILDERS LTD)

		



		SAFETY SYSTEMS UK LTD

		



		SALFORD COMMUNITY LEISURE

		



		SALFORD DISABILITY FORUM

		



		SANDERSON WEATHERALL (ROYAL MAIL)

		



		SEEDLEY AND LANGWORTHY PARTNERSHIP

		



		SHELTER (LONDON)

		



		SOUTHGARTH RESIDENTS ASSOC.

		



		STEVEN ABBOTT ASSOCIATES

		



		STOREYS:SSP

		



		TAMESIDE MBC

		



		TAYLOR YOUNG

		



		THE BANK

		



		THE EMERSON GROUP

		



		THE SEEDLEY AND LANGWORTHY TRUST

		



		THE STABLES

		



		THE TERIAN ENGINEERING SERVICES LTD

		



		THORN COURT TENANTS ASSOC.

		



		UNITED COOPERATIVES LTD

		



		UNITED CO-OPERATIVES LTD

		



		UNITED UTILITIES

		



		VALLEY TARA

		



		WAINHOMES (NW) LTD

		



		WALTON & CO

		



		WELLINGTON STREET WEST RESIDENTS ASSOC.

		



		WESTHOUGHTON TOWN COUNCIL

		



		WILLIAM SUTTON HA LTD

		



		WOODFORD LAND

		



		WRIGHTINGTON PARISH COUNCIL

		





CONSULTEES ON LDF CONSULTEE DATABASE WHO HAVE SPECIFICALLY REQUESTED BEING CONSULTED ON HOUSING ISSUES BUT NOT THE HOUSING SPD IN PARTICUALR:


Individuals


Mrs P Walker


Gill Bradbury


S Browne


Leo Hickley


Beryl Patten


K Taylor


B Wetherall


Organisations


Academy for Rabbinical Research


BE Group


Brand Packaging


Buckingham Bingo


Church of England


CTL Estates


Culceth and Glazebury Parish Council


Dorribo T/A Regional Map Distributors


Eccles Mosque


Graham Bolton Planning


Greenoaks Ltd


Holm Court Tenants Association


JMP Consultants


National Air Traffic Services


Off the Rails Ltd


Salford Disabled Motorists Forum


Salford Elm Church


Salvation Army


Tarmac Central Ltd


Tesco


Wardley TP


Weaste Community Watch


THOSE ORGANISATIONS / INDIVIDUALS WHO COMMENTED ON PARTICULAR POLICIES IN THE DRAFT REPLACMENT UDP, BUT ARE NOT ON THE LDF CONSULTEE DATABASE, OR HAVE NOT SPECICALLY REQUESTED TO BE CONSULTED ON THE HOUSING SPD / HOUSING ISSUES:


Individuals


Dr Audrey Brassloff


Dr Wolfgang Brassloff


Cllr Karen Garrido


M Halpern


Mr Keith Hunt


J and G Hamilton


N Mountry


Organisations


Arrowcroft North West Ltd


Bellway Homes




Boothstown Residents Association 


Carpenter Planning Consultants


Clariant UK Ltd


Countryside Properties




CPRE Lancashire Branch



GONW






McCarthy and Stone (Developments) Ltd


Michael Courcier and Partners


Morston Assets


NJL Consulting


The Planning Bureau


North West Tourism Board


Peel Holdings Plc


Ramblers Association of Manchester


Scott Wilson


Stephenson Harwood


Seddon Regeneration


Taylor Woodrow Developments Ltd


University of Salford


Valley and Vale Properties Ltd


Westbury Homes


Worsley Civic Trust and Amenity Society


Worsley and Boothstown Community Committee


Worsley Village Community Association


OTHER CONSULTEES:


		





All members of the City Council


Greater Manchester Authorities 


Warrington Borough Council


APPENDIX C – LIBRARY OPENING TIMES AND LOCATION


		Boothstown Library


(Standfield Drive)


Monday: 1.30pm – 7.00pm


Tuesday: 9.30am – 12.30pm & 1.30pm – 5.00pm


Wednesday: Closed


Thursday: 9.30am – 12.30pm & 1.30pm – 5.00pm


Friday: 9.30am – 12.30pm & 1.30pm – 5.00pm


Saturday: 9.30am – 12.30pm

		Broadwalk Library


(Broadwalk, Salford)


Monday: 9.30am – 7.30pm


Tuesday: 9.30am – 5.30pm


Wednesday: 9.30am – 5.30pm


Thursday: 9.30am – 5.30pm


Friday: 9.30am – 5.30pm


Saturday: 9.00am – 1.00pm

		Broughton Library


(400 – 404 Bury New Road)


Monday: 9.30am – 12.00 noon & 1.00pm – 7.30pm


Tuesday: 9.30am – 12.00noon & 1.00pm– 5.30pm


Wednesday: 9.30am – 12.00 noon & 1.00pm – 5.30pm


Thursday: 9.30pm – 1.00pm


Friday: 9.30am – 12.00 noon & 1.00pm – 5.30pm


Saturday: Closed



		Cadishead Library


(126 Liverpool Road)


Monday: 9.00am – 12.30pm & 1.30pm – 6.30pm


Tuesday: 9.00am – 12.30pm & 1.30pm – 5.30pm


Wednesday: 9.00am – 1.00pm


Thursday: 9.00am – 12.30pm & 1.30pm – 5.30pm


Friday: 9.00am – 12.30pm & 1.30pm – 5.30pm


Saturday: 9.00am – 1.00pm

		Charlestown Library


(Albion High School, London Street)


Monday: 9.00am – 1.00pm & 2.00pm – 5.30pm


Tuesday: 1.30pm – 5.30pm


Wednesday: Closed


Thursday: 9.00am – 1.00pm & 2.00pm – 5.30pm


Friday: 9.00am – 1.00pm & 2.00pm – 5.30pm


Saturday - Closed

		Clifton Library


(Community Centre, 6 Wynne Avenue)


Monday: 2.00pm – 5.00pm & 5.30pm – 7.00pm


Tuesday: Closed


Wednesday: 2.00pm – 5.00pm


Thursday: Closed


Friday: 2.00pm – 5.00pm


Saturday: Closed



		Eccles Library


(Church Street)


Monday: 9.30am – 7.30pm


Tuesday: 9.30am – 5.30pm


Wednesday: 9.30am – 5.30pm


Thursday: 9.30am – 5.30pm


Friday: 9.30am – 5.30pm


Saturday: 9.00am – 1.00pm

		Height Library


(King Street)


Monday: 9.30am – 12.30pm & 1.30pm – 7.30pm


Tuesday: 9.30am – 12.30pm & 1.30pm – 5.30pm


Wednesday: Closed


Thursday: 9.30am – 12.30pm & 1.30pm – 5.30pm


Friday: 9.30am – 12.30pm & 1.30pm – 5.30pm


Saturday: 9.00am – 1.00pm

		Hope Library


(Eccles Old Road)


Monday: 2.00pm – 5.30pm


Tuesday: Closed


Wednesday: 9.30am – 1.00pm & 2.00pm – 5.30pm


Thursday: Closed


Friday: 2.00pm - 5.30pm


Saturday: 9.00am – 1.00pm



		Irlam Library 


(Hurst Fold)


Monday: 9.00am – 12.30pm & 1.30am – 6.30pm


Tuesday: 9.00am – 12.30pm & 1.30pm – 5.30pm


Wednesday: 9.00am – 1.00pm


Thursday: 9.00am – 12.30pm & 1.30pm – 6.30pm


Friday: 9.00am – 12.30pm & 1.30pm – 5.30pm


Saturday: 9.00am – 1.00pm

		Little Hulton Library


(Longshaw Drive)


Monday: 8.30am – 12.30pm & 1.30pm – 6.00pm


Tuesday: 8.30am – 12.30pm


Wednesday: 8.30am – 12.30pm & 1.30pm – 5.30pm


Thursday: 8.30am – 12.30pm & 1.30pm – 5.30pm


Friday: 8.30am – 12.30pm & 1.30pm – 5.30pm


Saturday: 9.00am – 1.00pm

		Ordsall Library


(Robert Hall Street)


Monday: 9.30am – 1.00pm & 1.45pm to 5.30pm


Tuesday: 9.30 am -1.00pm & 1.45pm to 5.30pm


Wednesday: Closed


Thursday: 9.30 am -1.00pm & 1.45pm to 5.30pm


Friday: 9.30 am -1.00pm & 1.45pm to 5.30pm


Saturday: 9.00am – 1.00pm



		Swinton Library


(Chorley Road)


Monday: 9.30am – 7.30pm


Tuesday: 9.30am – 5.30pm


Wednesday: 9.30am – 5.30pm


Thursday: 9.30am – 5.30pm


Friday: 9.30am – 5.30pm


Saturday: 9.00am – 1.00pm

		Walkden Library


(Memorial Road)


Monday: 9.30am – 7.30pm


Tuesday: 9.30am – 5.30pm


Wednesday: 9.30am – 5.30pm


Thursday: 9.30am – 5.30pm


Friday: 9.30am – 5.30pm


Saturday: 9.00am – 1.00pm

		Winton Library


(Old Parrin Lane)


Monday: 9.30am – 1.00pm & 2.00pm – 7.00pm


Tuesday: 2.00pm – 5.30pm


Wednesday: Closed


Thursday: 2.00pm – 5.30pm


Friday: 9.30am – 1.00pm & 2.00pm – 5.30pm


Saturday: 9.30am – 1.00pm



		Worsley Village Library


(Worsley Road)


Monday: 10.00am – 1.00pm


Tuesday: 1.30pm – 5.30pm


Wednesday: Closed


Thursday: 1.30pm – 5.30pm


Friday: 10.00am – 1.00pm


Saturday: 10.00am – 1.00pm

		

		






