

REPORT TO THE LEAD MEMBER FOR HOUSING SERVICES


TITLE:  Proposed Broughton Renewal Area


RECOMMENDATIONS: That approval is given to undertake the consultation necessary in advance of a Renewal Area Declaration


EXECUTIVE SUMMARY:

This report outlines the findings of the Neighbourhood Renewal Assessment (NRA) undertaken on behalf of Salford City Council by David Adamson & Partners.  The NRA recommended that a renewal area is declared in Higher Broughton.  

The NRA study area encompassed around 2000 dwellings located to the East and West of the Bury New Road axis.  The NRA report divides the study area into 7 sub-zones with a proposed course of action tailored to meet the requirements within each zone.

Recent developments within the area mean that it is no longer appropriate to include all 7 of the original sub-zones within the Renewal Area.  It is therefore proposed that the boundary of the renewal area be changed to exclude 3 of the original sub-zones; the Hampshire/Cardiff Street Area, the Ashbourne Grove Area and the Gainsborough St area.  Furthermore, it is the intention that an additional zone be included; Zone 8, the Albert Park Area. (These changes are indicated on the map attached as Appendix 1 to this report.) 

There is a need to expand upon and validate the information that was gathered during the original study.  Moreover, the revised NRA guidance manual published in September 2004 seeks to update the original guidance by ensuring the needs of the local communities are set in the context of an appreciation of the wider forces that impact on local neighbourhoods.  It is, therefore, also proposed that before declaring a renewal area, an Officer Working Group be convened in order to review the findings in the original report and develop a strategy and implementation plan more appropriate to the conditions now prevalent in the area and to ensure that these plans take account of the wider context as recommended in the revised manual.

As well as giving the Council extra powers, declaring a renewal area in Broughton will allow Council officers to work with residents and stakeholder to develop the framework of action required to regenerate the area.  Moreover, declaring a renewal area will also send a clear signal that the problems in the area have been recognised and that the Council and key delivery partners committed to help tackle them.


BACKGROUND DOCUMENTS:

Broughton Neighbourhood Renewal Area Assessment 2001 prepared by DAP Consultancy

Proposed Higher Broughton Renewal Area – Final Report Feb 2003 prepared by DAP Consultancy

The proposed Higher Broughton Renewal Area Report Nov 2003 prepared by David Adamson & Partners Ltd

Manchester and Salford Housing Market Renewal Pathfinder Prospectus

Central Salford Area Development Framework

Manchester Salford Housing Market Renewal Pathfinder Appraisal Forms (2004/5-2005/6)

DOE Circular 17/96 ‘Private Sector Renewal: a strategic approach’ as updated by the Neighbourhood Renewal Assessment Guidance Manual 2004

Local Government and Housing Act 1989 as amended by the Regulatory Reform (Housing Assistance) England and Wales Order 2002

ASSESSMENT OF RISK:  

The proposed renewal area lies between 3 high profile developments within the wider Broughton Area; The Higher Broughton Partnership, Countryside Properties developments and the Albert Park Development.  Whilst the area is relatively stable at present, a systematic appraisal of the prevailing conditions will help to:

1. Minimise migration into the adjacent development areas and avoid a possible destabilisation of the area

2. Ensure that conditions in the area do not undermine regeneration initiatives already underway in the wider area

3. Demonstrate to residents that they are not being overlooked and that the Council is committed to improving the area.

There is a risk that the declaration of a renewal area may increase residents’ aspirations over and above the level at which the Council is able to deliver.  It is, therefore, imperative that expectations are carefully managed throughout the process.

There is also a risk that if the Council takes no action and does not declare a renewal area, the investment in the neighbouring areas will not realise their true value

The overall assessment of approving the recommendations in this report is low


THE SOURCE OF FUNDING IS:  

Anticipated sources of funding to be identified in future report.


LEGAL ADVICE OBTAINED:  Ian Sheard


FINANCIAL ADVICE OBTAINED: 
Anticipated sources of funding to be identified in a future report.


CONTACT OFFICER:  Jackie Crook


WARD(S) TO WHICH REPORT RELATES:  Broughton


KEY COUNCIL POLICIES:  Housing and Regeneration


DETAILS:

Background
Broughton, similar to parts of many inner city areas in the North of England, has in recent years suffered rapid and serious decline.  This has been characterised by a fall in demand for housing, particularly pre-1919 terraces, large-scale abandonment of some areas and increasing levels of crime and anti-social behaviour.

The City Council appointed David Adamson & Partners in 2001 to identify the physical, socio economic and environmental issues that have contributed to the decline of the area, and to examine the strategic options available to address these issues.

The final report produced in February 2003 focused on 2 distinct areas in Higher Broughton where the impact of market failure had been particularly acute; Bury New Road West and Bury New Road East.  However, more recently significant regeneration activity has been undertaken to the East of Bury New Road at the Broughton Green Site and housing market conditions across the whole area have altered significantly.  Accordingly it may now no longer be appropriate or necessary to include all 7 of the sub-zones recommended in the Adamson’s report in the renewal area.

NRA Findings
The key finding of the Broughton NRA is that the overall area is in decline with little prospect for renewal without significant intervention.  The process revealed high levels of housing obsolescence and disrepair in the area, particularly in pre-1919 pavement terraces.  Moreover physical housing and socio-economic conditions within the area exceed the minimum requirements for consideration of renewal area declaration.  The report concluded that the declaration of a renewal area in Higher Broughton represents the most satisfactory course of action to bring about regeneration in the area, and that this would support the objectives of Salford’s wider Neighbourhood Renewal Strategy. 

Subsequent to the publication of the Adamson’s report significant renewal activity has been undertaken within the wider Broughton area.  It can be argued this activity may have a positive impact on the proposed renewal area negating the need for any action.  However, conversely it may have the opposite effect.  In particular there is a need to avoid the possibility of migration on any significant scale into the adjacent, high profile developments; The Broughton Green Development Area and the Countryside Properties regeneration area in Lower Broughton.  Similarly there is a need to ensure that conditions within the proposed renewal area do not undermine the regeneration initiatives that are already underway in the wider area.  

The process in advance of the declaration of a renewal area will provide a thorough and systematic appraisal method for considering alternative courses of action to address any identified problems within the proposed renewal area.

The original NRA study encompassed an assessment of physical, environmental and socio-economic issues contributing to the decline of the area.  There is a need to expand upon and validate the information gathered in the original study.  Furthermore, the revised NRA guidance published in September 2004 recommends that the NRA process should take account of the wider strategic context and, as part of this, housing demand issues if the appraisal is to be robust. It is, therefore, proposed that a core group of officers be invited to participate in a working group.  The rationale of the group will be to review the Adamson’s report and develop a strategy that is more appropriate to the conditions currently prevalent within the area, and to ensure that account is taken of the broader strategic context within which the neighbourhood is located.  The group will meet on a regular basis and will invite officers with specialist knowledge to assist in this process as and when required.  

The Proposed Higher Broughton Renewal Area
Given the wide range of issues prevalent across the area, the NRA recommended that the proposed renewal area be sub-divided into 7 zones each requiring a different regeneration solution.  The 7 sub-zones are listed below

Zone 1:
Hampshire St/Cardiff St Area

Zone 2:
Ashbourne Grove Area

Zone 3:
Gainsborough St Area

Zone 4:
Howe Street St Area

Zone 5:
Rock St/Hill St Area

Zone 6:
Cliffside Area

Zone 7:
Murray St Area

Subsequent renewal activity that has been undertaken in the area and changes in housing market conditions mean that some of the recommendations contained in the report are no longer appropriate.  It is, therefore, proposed that zones 1-3 (the area to the East of Bury New Road) are excluded for the purpose of declaring a renewal area.  Furthermore, it is proposed that an additional zone; the Albert Park Area, Zone 8, now be included within the renewal area. The reasons for these changes are as follows:-

Zone 1 – Hampshire St/Cardiff St Area

On 17/09/03 Salford Council adopted supplementary planning guidance for a 16 hectare site in Higher Broughton which incorporates the whole of zone 1.  A legal agreement between Salford Council and a number of private developer partners has been signed and a masterplan to regenerate the area is now in place, negating the need for further strategic planning.  

Zone 2 – Ashbourne Grove Area

This zone contains some of the least problematic dwellings within the proposed NRA boundary.  Properties in the area are in high demand and comprise mainly semi-detached dwellings.  Consequently only minimal intervention is currently required.  Moreover, the inclusion of the Ashbourne Grove area would mean that the boundary of the Renewal Area would not be contiguous.  

In the longer term the intention is to roll the renewal area out to include any area that is not subject to a masterplanning process.  Given that there aren’t any issues requiring urgent intervention, it maybe more appropriate to develop a strategy for this area in conjunction with the adjacent Gainsborough St zone.

Zone 3 – Gainsborough St Area

This zone is comprised of mainly pre-1919 Victorian pavement terraces and displays many of the symptoms of an area in decline.  The Adamson’s Report recommended extensive clearance and redevelopment as an appropriate course of action.  Since the report was published house prices in the area have increased significantly and properties are now changing hands on average for between £60,000 and £80,000.  Clearance on any scale at present would be extremely costly.  Moreover, it may be difficult to justify such radical intervention whilst the housing market within the area is so buoyant.  There is, however, still concern about sustainability and it is proposed that conditions in the area are monitored for a period of time, before any decisions about its long- term future are made.

Zone 8 – Albert Park

The Albert Park Area is located between the boundary of the renewal area proposed by Adamsons and the recently proposed Countryside Properties development area (as indicated on the map attached as Appendix 1 to this report).  It is the intention to integrate this area into the renewal area by extending the boundary to Camp St.  This may in effect ensure that there are no gaps in the strategy for Broughton.  Moreover, it may reassure residents that the area will not be ignored and the Council are committed to its regeneration in the longer term.

Options Considered

The NRA considered the following options to deal with the problems affecting the areas:

Option 1
Status Quo – low cost and low impact approach reflecting a general maintenance of investment status quo

Option 2
Minimal Change – Low cost and low impact approach reflecting housing led action through extension of current Council grant program and clearance programme.

Option 3
Clearance – High cost and high impact approach reflecting housing led action through wholesale clearance and redevelopment either for new housing or other non residential use.

Option 4
Major Improvement – A residential led improvement strategy determined by an agreed minimum standard for housing provision in the area and based on retention of existing stock.

Option 5
Integrated Improvement/Clearance – Combined housing and environmental strategy including both improvement/retention and clearance reflecting the variance in conditions across the area.

Research findings, stakeholder consultation and resident involvement resulted in broad support 

for an integrated improvement/clearance strategy (option 5) for the area.  

Please note that further consultation is required before the renewal area declaration is 

made and the preferred option(s) may change as a result.

Informal Consultation

In addition to primary survey fieldwork and consultations with stakeholder the NRA process included a programme of public consultation.  The programme undertaken to date is as follows:

1. January 2002 – Broughton Recreation Centre.

· Public presentation of initial NRA survey findings together with presentation by Taylor Young on Urban Design Feasibility Sturdy for Lower Broughton

2. July 2002 – Calderwood Centre

· Presentation of NRA survey findings to residents of the Wiltshire St Area

3. July 2002 – Calderwood Centre

· Sunday ‘drop in’ event to discuss NRA findings and seed views on outline proposals for potential Renewal Area status in Higher Broughton

4. August 2002 – Cassis Fox Primary School

· A second ‘drop in’ event organised by the City of Salford to seed views on the potential for Renewal area status

The NRA report concluded that following the consultation programme there was enough evidence to give a clear indication that in general most people supported the idea of the proposed Renewal Area as a vehicle for regeneration.

Further consultation was carried out with local Elected Members that established a clear support for the proposals.

Given the time lapse since the completion of the programme of public consultation undertaken in respect of the Adamson’s NRA and the scale of the regeneration activity in the surrounding area, further consultations are now necessary at both the political and at the neighbourhood level before any formal declaration of a renewal area can be made in Higher Broughton.   It is proposed that this process be commenced as soon as possible.

A focus group has been existence in Broughton for the last 12 months.  The rationale of the group is to assist in developing a strategy for the area.  The group has met on a regular basis and includes representatives from the Broughton Trust, the Neighbourhood Management Team, The Broughton Action Group and 5 different residents groups from within the proposed renewal area.  It is anticipated that this group will be used as the main vehicle for consultation at the neighbourhood level.

CONCLUSIONS:

This report and the attached Broughton Neighbourhood Renewal Area Assessment prepared by DAP Consultancy present the results of the Neighbourhood Assessment of the Higher Broughton Area and the results of the informal consultation carried out to date.

Reference is also made to the need for a review of both the qualitative and quantitative information and the recommendations contained in the NRA.  The report further proposes that an officer-working group be convened for this purpose.

This reports also identifies recent developments within the area and proposes, that as a consequence, 3 of the original 7 sub-zones, as recommended in the NRA, be excluded for the purpose of declaring a renewal area in Higher Broughton and that an additional zone; the Albert Park area be included.

Bob Osborne

Head of Housing
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