



REPORT OF THE DEPUTY DIRECTOR OF HOUSING AND PLANNING

TO THE LEAD MEMBERS FOR HOUSING AND PLANNING 

FOR BRIEFING ON 20th May 2007

FOR DECISION ON 3rd June 2007
TITLE: Affordable Housing Strategy Update and Affordable Housing Development Control Implementation Note
RECOMMENDATIONS:  

That Lead Member for Planning is recommended to:

1. Approve the publication of the Affordable Housing Implementation Note for the purposes of development control negotiations.
2. Note the Affordable Housing Strategy Update

That Lead Member for Housing is recommended to:

1. Approve the Affordable Housing Strategy Update for publication.

2. Note the Affordable Housing Development Control Implementation Note.


EXECUTIVE SUMMARY:

There is a growing issue of unaffordable housing in the city. This is the result of: a loss of affordable dwellings through the right to buy / acquire schemes; a fall in total social stock and turnover; a decrease in empty homes; and high house price to income ratios. The latest needs assessment shows that there is a net shortfall of 674 affordable dwellings per annum.
An update to the 2006 Affordable Housing Strategy has been produced. This sets out the policy changes that have taken place since it was first published, outlines changes to the housing market and the evidence base, and also sets out the various delivery mechanisms that will be used to secure affordable housing. 

One of the delivery mechanisms for securing affordable housing is the planning system. The council have in place a requirement for new developments above set thresholds to provide 20% of dwellings as affordable, and this is set out in the Unitary Development Plan (Policy H4) and the Housing Planning Guidance (Policies HOU3 to HOU6). In order to clarify the affordable housing policies and to make it clearer to all parties how these policies will be implemented, a Development Control Implementation Note on the issue of affordable housing has been produced. This primarily sets out the type, size and tenure of the affordable housing required, and the discount normally required by social housing providers to secure units.
BACKGROUND DOCUMENTS: None
ASSESSMENT OF RISK: Medium. If the Affordable Housing Implementation Note and Strategy Update are not published then this could adversely impact the overall findings of the Audit Commission’s inspection into the Strategic Housing Services function of the city council.
SOURCE OF FUNDING: n/a
LEGAL IMPLICATIONS: 
Contact Officer and Extension No: Richard Lester, x2129


Date Consulted: 25th April 2008
Comments: 

The Implementation Note should be conducive to clarity and transparency in determining planning applications; further work will be needed in drafting appropriate clauses in the section 106 agreements.
Affordable Housing Strategy Update – No comments.

FINANCIAL IMPLICATIONS:

Contact Officer and Extension No: Joanne Hardman, x8792
Date Consulted: 25th April 2008
Comments: 
Whilst specific costs have not yet been identified for the clawback coordination role, in principle it is anticipated that any costs would be met from within existing resources.
COMMUNICATION IMPLICATIONS: None.
VALUE FOR MONEY IMPLICATIONS: None.
CLIENT IMPLICATIONS: None.
PROPERTY: None.
HUMAN RESOURCES: None.
CONTACT OFFICER: Matt Doherty / Michael Hemingway                                                 Extension No: 2304 / 8707
WARD(S) TO WHICH REPORT RELATE(S): All
KEY COUNCIL POLICIES:

Unitary Development Plan - Policy H4 (Affordable Housing)

Salford Community  Plan 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)

DETAILS:

	1.0
	Background

	
	

	1.1
	There is a growing issue of unaffordable housing in the city, this can be demonstrated by:
· A loss of an annual average of 640 affordable dwellings through right to buy / acquire in 2002 to 2006;

· The fall in total social lettings from 4,898 in 2002/03 to 3,218 in 2006/07, with turnover falling from 14% to 10% in the same period;
· The total social stock falling from 35,042 in 2002/03 to 32,252 in 2006/07;
· The number of households on the Housing Register quadrupling between 2002 and 2006; 

· Fewer 3+ bedroom properties and houses becoming available for re-letting;

· An average of 57 ‘bids’ per affordable property through the choice based lettings system, with an average of 104 bids for 4 bed properties; 

· A decrease in the number of empty homes from 5,142 (7.9% of all housing stock) in 2002 to 2,041 (3.6%) in 2007; 

· The rise in mean house prices from £57,954 in 2000 to £138,539 in 2007;

· Mean incomes in the city of £20,911 which are below regional (£22,876) and national (£25,598) levels; and   

· High house prices to income ratios.

	
	

	1.2
	A 2007 Housing Needs Assessment was undertaken by Fordham Research
 and this identified a net annual shortfall of 674 affordable homes. 90.1% of the need can be met through social rented units and 9.9% through intermediate products (i.e. shared ownership, shared equity products). 4+ bed properties are the greatest need by size in relation to supply

	
	

	1.3
	In summer of 2006 the council published an Affordable Housing Strategy
. The aims of this were to maximise investment for the provision of affordable housing, develop processes, policies and strategies to tackle the shortage of affordable housing, and to improve understanding of affordable housing need in the city.

	
	

	1.3
	Building on the evidence base of the Affordable Housing Strategy, the city council adopted Housing Planning Guidance in December 2006
, and this supplements the requirement of the Unitary Development Plan (Policy H4) for developers to provide affordable housing in developments of 25 or more dwellings, or on sites over 1ha irrespective of the number of dwellings. 

	
	

	
	

	2.
	Affordable Housing Strategy Update

	
	

	2.1
	The Affordable Housing Strategy of 2006 has been updated to set out policy changes that have taken place since it was published, and also outlines changes to the housing market and the evidence base. The Strategy Update is attached to this report and the Lead Member for Housing is asked to approve its publication.

	
	

	2.2
	The Strategy Update is clear that there is a significant affordable need in the city, and the Strategic Housing Partnership will need to use a mixture of delivery mechanisms to increase the numbers of affordable housing provided. The planning system and section 106 agreements / conditions will be important in helping meeting affordable need, however the strategy also details other delivery mechanisms, and these include:

· Registered Social Landlords accessing alternative funding (such as through the Housing Corporation’s National Affordable Housing Programme, and English Partnership’s First Time Buyer Initiative);
· Development Agreements (such as with Countryside Properties in Lower Broughton);
· Utilising existing housing stock by reducing empty properties; and
· The growth point bid which is expected to increase the overall supply of housing, including an increase in affordable dwellings.

	
	

	2.3
	The Strategy concludes that through various mechanisms, there is likely to be over 700 new affordable dwellings delivered over the period 2008-11. The allocation of the affordable properties will be in accordance with an allocations policy which is currently being drafted.

	
	

	
	

	3.0
	Affordable Housing Development Control Implementation Note

	
	

	3.1
	Since the Housing Planning Guidance was adopted it has become clear that in order to aid the negotiation of affordable housing provision in new developments, Policies HOU3 to HOU6 of the Guidance need clarifying. In response to this a Development Control Implementation Note on affordable housing has been produced and this is attached to this report, and the Lead Member for Planning is asked to approve it for the purposes of development control in the determination of planning applications.

	
	

	3.2
	In particular the Development Control Implementation Note provides specific advice in relation to:

· The type, size and tenure of the affordable housing required;

· The discount normally required by social housing providers to secure units;

· Where material considerations indicate that a lower proportion of affordable housing may be acceptable; and

· The pre application and planning application process

	
	

	3.3
	The main provisions of the Implementation Note include:

· A requirement for developers to sell 20% of their units at a 35% discount to a social housing provider (equating to approximately 7% of the total sales value); 

· An indicative affordable housing tenure mix in terms of the split between social rented and intermediate housing for different areas;

· The requirement for the type and size of the affordable housing to be consistent with the open market element of the scheme; and

· The ability for the council to clawback a financial sum from developers where the development proves to be more viable than estimated at the pre-construction stage, and where the council had agreed to reduce the requirement for affordable housing on the basis of financial viability.

	
	

	3.4
	The Implementation Note will ensure that the negotiation of affordable housing provision in new developments will be undertaken in a consistent and transparent manner. It forms an important material planning consideration in the determination of relevant planning applications, and should assist in ensuring that the number of affordable housing units should help meet the shortfall between provision and need. 

	
	

	
	

	4.0
	Conclusion

	
	

	4.1
	Affordable housing is a growing issue for the city as demonstrated by a wealth of evidence. The council requires affordable housing in new developments through Policies in the UDP and Housing Planning Guidance. In order to clarify the requirements the council has produced an Affordable Housing Development Control Implementation Note. Alongside the Implementation Note the Affordable Housing Strategy of 2006 has been updated, and this sets out the various delivery mechanisms for securing affordable housing. 

	
	

	4.2
	Lead Member for Housing is asked to note the Implementation Note, and approve the Strategy Update for publication. 

	
	

	4.3
	Lead Member for Planning is asked to approve the Implementation Note for the purposes of development control, and note the contents of the Strategy Update.


Bob Osborne

Deputy Director of Housing and Planning
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1.
PURPOSE OF THIS IMPLEMENTATION NOTE

1.1
This Development Control Implementation Note relates to the council’s planning policy in respect of affordable housing, as set out in Salford’s Adopted UDP
 and supplemented by policies in the city’s Housing Planning Guidance
. Its primary purpose is to clarify Policies HOU3 to HOU6 of the Housing Planning Guidance, and particular advice is provided in relation to:


· The type, size and tenure of the affordable housing required;

· The discount normally required by social housing providers to secure units;

· Where material considerations indicate that a lower proportion of affordable housing may be acceptable; and

· The pre application and planning application process.

1.2
This Implementation Note will ensure that the negotiation of affordable housing provision in new developments will be undertaken in a consistent and transparent manner. It forms a material planning consideration in the determination of relevant planning applications.

1.3
An updated Affordable Housing Strategy
 has also been produced building on the earlier strategy of 2006, and this sets out the nature of affordable housing need within the city. It further sets out the council’s overall approach to the delivery of affordable housing, including through means other than the planning system. An Allocations Policy for new affordable housing will be published shortly to complement the Affordable Housing Strategy and the Housing Planning Guidance.

1.4
Given that this Implementation Note deals with an ever changing local housing market, it will be reviewed when necessary.


2.
DEFINTION OF AFFORDABLE HOUSING 

2.1
Policy HOU4 of the Housing Planning Guidance states that affordable housing includes:


· Social rented housing; 


· Shared ownership; 


· Shared equity; 


· And / or discounted market housing. 


2.2
Shared ownership, shared equity and / or discounted market housing are forms of intermediate housing. Transaction / administration costs, service charges, ground rents, and rent on the equity held by the social housing provider in intermediate schemes can have an impact on the affordability of properties, and the city council will therefore seek to ensure that the housing is affordable to the occupier through discussions with developers and social housing providers.


2.3
As set out in para 5.23 of the Housing Planning Guidance, discounted market housing is only appropriate in limited circumstances as such housing is only normally affordable when it is initially sold (i.e. the discount is lost upon resale). Such housing falls outside the definition of affordable housing contained in Annex B of Planning Policy Statement 3 (PPS3): Housing
 as the property would not usually remain affordable in perpetuity, or the subsidy would not be recycled for alternative affordable housing provision. 

2.4
Where a developer provides a way of providing truly affordable housing of a decent and appropriate standard, the city council will consider other forms of provision to that set out above. Normally the housing should be affordable in perpetuity or the subsidy recycled.


2.5
In exceptional circumstances consideration may be given to proposals where the affordable housing is not affordable in perpetuity or where receipts (from stair-casing for example) are not recycled. Such housing will only be acceptable where the provision of other forms of affordable housing which meet the definition of affordable housing in PPS3, cannot be provided due to issues of financial viability.

3.
THE AFFORDABLE HOUSING REQUIREMENT

3.1
UDP Policy H4 requires that “In areas where there is a demonstrable lack of affordable housing to meet local needs, developers will be required, by negotiation with the city council, to provide an element of affordable housing, of appropriate types, on all residential sites over 1 hectare, irrespective of the number of dwellings, or in housing developments of 25 or more dwellings.”  

3.2
Policy HOU3 of the Housing Planning Guidance states that a minimum of 20% of units on sites above the UDP thresholds should be affordable. The requirement applies to new build schemes, conversions and changes of use.

3.3
In schemes where existing affordable dwellings are to be demolished, then it is normally expected that they will be replaced with new affordable units on a one for one basis. If additional dwellings are to be developed over and above those that have been demolished and subsequently replaced, then a 20% requirement will apply to those additional dwellings. 

4.
AFFORDABLE HOUSING TENURE

4.1
The Housing Needs Assessment 2007
 has indicated that there is an annual need for 607 socially rented dwellings and 67 intermediate dwellings. The assessment has been prepared in accordance with Practice Guidance issued by the Department for Communities and Local Government. It shows how the net annual shortfall takes account of both existing needs, which are assumed to be met over 5 years, and anticipated future needs. It takes account of the availability of existing social housing stock and the incomes of households requiring a home.

		Ref

		

		

		Social rented

		Intermediate housing

		Total



		1

		Current need

		

		676

		43

		719



		2

		Available stock

		

		-6

		86

		79



		3

		Shortfall

		Line 1 less line 2

		682

		-43

		639



		4

		Newly arising need

		

		2,738

		149

		2,887



		5

		Future supply

		

		2,814

		39

		2,853



		6

		Net shortfall

		Line 3 plus (Line 4 minus Line 5)

		607

		67

		674



		7

		% of net shortfall

		

		90.1%

		9.9%

		100%



		8

		Gross annual need

		

		3,415

		192

		3,606



		9

		Gross annual supply

		

		2,808

		125

		2,932



		10

		Net annual need

		

		607

		67

		674





4.2
The preferred tenure split for new affordable housing in different parts of the city has been identified having regard to: a detailed analysis of a range of housing and other socio-economic data with datasets being examined at the smallest area level; the findings of the latest Housing Needs Assessment; the objective of securing mixed communities and greater diversity in the stock; and the longer term sustainability of neighbourhoods.

4.3
The city council will normally seek an element of social rented dwellings in all new developments, primarily reflecting the findings of the needs assessment in relation to the overwhelming need for social rented units (90.1% of total affordable housing need). As the table below shows, there are considered to be three broad area types, within which different proportions of social rented and intermediate units will be sought.  Appendix A sets out the general characteristics of these different areas, and Appendix B identifies the different areas on a map of the city.

		Area Type

		Proportion of affordable requirement



		

		Intermediate

		Social Rented



		A

		25%

		75%



		B

		50%

		50%



		C

		75%

		25%





4.4
Alternative approaches on individual sites may be permitted where it can be clearly demonstrated by the applicant that there are specific circumstances that justify this, particularly having regard to: the Government objectives of securing mixed communities and greater diversity in the housing stock; the existing supply of affordable housing within the local area; the characteristics of the households in need of affordable housing; local house prices; and the long term sustainability of neighbourhoods.

4.5
Within regeneration areas (such as Pendleton, Higher / Lower Broughton, Ordsall, and the Kersal / Charlestown New Deal for Communities) there will be the need to provide new affordable homes if existing affordable homes are demolished. This will normally be on a one for one basis. In determining the most appropriate tenure mix for new affordable dwellings in these areas, account will need to be taken of: the requirements of those households requiring affordable housing and whose existing homes may be lost through demolition activity, and also the aspirations and objectives for that regeneration initiative. Therefore, where justified, a different tenure mix from that specified above may be appropriate. 

5.
THE TYPE, SIZE AND DESIGN OF AFFORDABLE HOUSING

Type and size


5.1
UDP Policy H1, criterion 1, states that all new housing developments 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”.


5.2
Housing Planning Guidance  Policy HOU2 has an emphasis on ensuring that small dwellings do not predominate (i.e. studios and one bedroom apartments), “as the dominance of small dwellings and the continuing reduction of dwelling sizes, risks creating a dangerously skewed residential market within the city, and could work against the provision of sustainable, mixed communities” (paragraph 4.25). The reasoned justification to Policy HOU2 further goes on to state that “it will be important to maximise the provision of larger dwellings where opportunities arise. Otherwise it is likely to lead to an oversupply of smaller dwellings, making communities and local housing markets less stable and sustainable, contrary to criterion 2 of UDP Policy H1” (paragraph 4.27).

5.3
Policy HOU4 of the Housing Planning Guidance states that the type, size and mix of affordable housing should be agreed in negotiation with the city council having regard to a number of factors listed in the policy. 

5.4
The 2007 Housing Needs Assessment examines what type of shortfalls exists within the current stock of affordable housing and does this  through analysing survey data, with the size and type of accommodation required by households in need being balanced against the size and type of accommodation secured by those who have recently moved into affordable accommodation. The assessment identified the following:

		Net need for affordable housing by size



		Dwelling Size

		Need

		Supply

		TOTAL

		Supply as % of need



		1 bedroom

		1,857

		1,277

		580

		68.8%



		2 bedrooms

		995

		1,261

		-266

		126.7%



		3 bedrooms

		535

		395

		140

		73.8%



		4+ bedrooms

		219

		0

		219

		0.0%



		TOTAL

		3,607

		2,933

		674

		81.3%





5.5
The above table indicates that there are shortfalls for one, three and four bedroom properties and surpluses of two bedroom homes. The largest shortfall is for one bedroom dwellings followed by four bedroom homes. The table also suggests that the shortage relative to supply is also greatest for four or more bedroom accommodation. 

5.6
The information from the needs assessment can help inform the judgement as to the most appropriate size of affordable dwellings, alongside other evidence. Evidence from the management of the existing affordable rented housing stock in the city is that there is a demand for all unit sizes. This is shown by the table below, which summarises the Housing Register waiting list position as at January 2007:  

		Dwelling Size Required

		Total on the Housing Register

		% of total



		1 bedroom

		5,782

		56.7%



		2 bedrooms

		2,794

		27.4%



		3 bedrooms

		744

		7.3%



		4+ bedrooms

		877

		8.6%



		TOTAL

		10,197

		100%





5.7
A Choice Based Letting (CBL) approach to the letting of homes for social rent has recently been introduced, and this is run by Housing Connections Partnership. Since the move to CBL around 1500 new dwellings have been let. The new service means that instead of home seekers needing to wait for a property to be offered to them, they are able to place a bid for a property. Information from the CBL system shows that the average number of bids per property is 57, and by dwelling size, is as follows: 

		Dwelling size

		Average Number of Bids per property



		1 bedroom

		33



		2 bedrooms

		63



		3 bedrooms

		93



		4+ bedrooms

		103



		Average

		57





5.8
Of those properties that have been let since CBL began, 40.7% are 1 bed; 39% 2 bed; 18.6% 3 bed; and only 1.7% are 4 bed. 

5.9
The evidence from the Housing Register and the CBL system indicates that there is a demand for affordable properties of all sizes, and suggests that the needs assessment underestimates the demand for two bed dwellings. The needs assessment does not have regard to the city council’s preference that some 1 bedroom needs should be met with 2 bedroom units, due to them being more adaptable and better able to therefore meet changing needs. Having regard to all of this, and the requirements of Policies HOU1 and HOU2 of the Housing Planning Guidance and UDP Policy H1 in terms of new housing having to contribute to a balanced mix of dwellings in terms of size and type, the council will seek to ensure that the type and size of affordable dwellings should be consistent with the size and type of units within the development as a whole. 

5.10
It is recognised that there may be particular circumstances where it will be appropriate for an alternative mix of dwellings to be provided to that normally required. This will be a matter for negotiation, although circumstances where an alternative mix may be appropriate include: 

· Regeneration initiatives where households in clearance areas are being re-housed and where there are specific needs arising from this;

· Where a specific housing need such as extra care provision for older persons has been identified; and

· A wish for particular schemes to deliver more affordable dwellings by seeking smaller dwellings (which require less subsidy per unit), or to provide larger units where there is an identified demand.


Design and integration of affordable housing

5.11
Policy HOU5 of the Housing Planning Guidance states that “Affordable Housing should be integrated into the rest of the development, and visible differences between different tenures of provision should be minimised as far as practicable”.


5.12
The city council supports the development of sustainable, mixed and balanced communities. In order to avoid the negative implications of social exclusion and isolation, affordable homes within housing schemes should be distributed across the site. New developments should be tenure neutral with no distinguishable features between open market and the affordable dwellings. However, discussions with social housing providers have indicated that, in developments where houses are being provided, affordable homes can be managed effectively in small groups. Good practice indicates that the groups should be of no more than five properties.

5.13
In apartment schemes the Council would also want to see pepper-potting. However, in some schemes there may be advantages to the social housing provider being able to acquire the freehold of a block, or to have the affordable units accessed from a common stairwell, in order to prevent difficulties with the delivery of services. The benefits of this will be weighed against the scope to achieve a better degree of pepper potting. 

5.14
Where social housing grant is used to secure affordable housing, developments will have to be built to current Housing Corporation Core Standards
. These include the minimum Housing Quality Indicators, and a minimum of Level 3 of the Code for Sustainable Homes. Dwellings that are provided without social housing grant should have regard to the Sustainable Design and Construction SPD
 which provides guidance for developers on the integration of sustainable design and construction measures in new developments, including energy efficiency, rainwater recycling, and the provision of recycling facilities. It promotes the design and construction of buildings that minimise their environmental footprint, are economic to run over their whole lifecycle, and fit well with the needs of the local community.

6.
THE LOCATION OF AFFORDABLE HOUSING

6.1
The preference is for affordable housing to be provided on-site, “although it is recognised that this may not always be appropriate or practicable. In such circumstances, off site provision or a commuted sum will be sought” (Policy HOU3, Housing Planning Guidance). 

6.2
Within parts of the Regional Centre (as defined by the mixed-use areas in policy MX1 of the UDP) it will be preferable to accept a commuted sum payment or off-site provision of affordable housing. This is considered to be most appropriate in Chapel Street East (UDP Policy MX1/1) and Salford Quays (Policy MX1/3), as shown in Appendix B. 


6.3
The reason for accepting commuted sums on sites within the UDP Policy MX1/1 and MX1/3 areas is that a developer contribution could be used more effectively, by securing a greater number of units elsewhere, than if affordable housing was provided on-site. In addition, developments within MX1/1 and MX1/3 are normally high density apartment schemes (reflecting their location within the regional centre) where high service charges and often ground rents are likely to result in social rented units not being affordable to those in need. Furthermore, it is likely that intermediate products in these locations would also be unaffordable to those in need, as a result of high mortgage payments, potential rent on the unshared equity in shared ownership schemes, high service charges and potentially ground rent. 


6.4
Commuted sums may also be accepted where on-site provision had previously been agreed (and normally secured through a planning condition), but agreement cannot be reached between the developer and a social housing provider as to the nature of the affordable provision. The city council will need to be satisfied that the developer has acted in a reasonable manner in trying to secure the involvement of a social housing provider.


6.5
Where a developer is proposing to pay a commuted sum or make off-site provision, the Planning Statement / Affordable Housing Statement should set out in full why this is the case. Where a  commuted sum is considered appropriate, this should be to the same financial value as the subsidy that the developer would otherwise have to provide if the affordable dwellings were being provided on-site (or off-site) (i.e. 7% of total sales values of the scheme, as explained in section 7 below). 

6.6
Commuted sums will be secured through a Section 106 agreement / planning condition, and as stated in paragraph 5.13 of the Housing Planning Guidance collected sums will be ring-fenced for the provision of affordable housing. If the money has not been spent within 5 years of payment, then it will be returned with any interest that has been accrued. Trigger dates for the payment of financial contributions will be included in the planning obligation / condition.

6.7
Funds received in the form of commuted sums are for the specific purpose of facilitating additional affordable housing in the city. Using commuted sum funding, additional affordable housing will be provided through a number of means: 

· Purchase of land by the Council for development by a social housing provider; 


· Grant contributions to social housing providers towards site development and/or construction costs; 

· Grant contributions to social housing providers to provide additional dwellings within new schemes over and above that normally required;

· Bringing private sector empty properties back into use for affordable housing; and

· Potential grant contributions / loans to other local affordable housing initiatives (e.g. open market home-buy type schemes)

6.8
Any commuted sums collected will not be spent on:


· Repairing or refurbishing existing social stock; 


· Bringing RSL or Council-owned housing stock up to the Decent Homes Standard; or

· Funding redevelopment work undertaken by the Council and/or social housing provider unless the funds used are specifically targeted towards direct provision of additional units affordable housing 


6.9
The way in which commuted sums will be spent will vary, but the use of the monies will be informed by discussions with social housing providers and through the identification of local priorities in those areas where commuted sums are secured. Full regard will be had to the advice in Circular 05/05 (Planning Obligations), especially in ensuring that commuted sums are spent within the local area from which they arise.

7.
SECURING THE AFFORDABLE HOUSING 


7.1
Affordable housing provision is a recognised aspect of residential development in the UK, and therefore should not be seen as an imposition, but rather an integral aspect of good planning and the development of sustainable communities. It is the Government’s key housing policy goal to ensure that “everyone has the opportunity of living in a decent home, which they can afford” (PPS3, paragraph 9). However, it is recognised that financial viability can limit what developers are able to provide on sites. As such the city council take a pragmatic approach in securing affordable housing. 

7.2
Where public subsidy (e.g. Housing Corporation grant funding) is used to deliver affordable housing, 'additionality' in respect of the affordable housing provision must be demonstrated, with additionality normally being the delivery of a greater number of affordable homes than would have been possible without grant.



Minimum requirement


7.3
Policy HOU4 of the Housing Planning Guidance states that “In the case of social rented and shared ownership housing, the developer should construct the units and sell them to a suitable organisation approved by the city council (normally a Registered Social Landlord) at an agreed discount rate sufficient to secure their involvement”. 


7.4
The value at which a social housing provider can acquire an affordable dwelling from a developer is determined by the financing it can raise supported by the predicted revenue and capital income from a property. In instances where units are to be delivered for social rent, the value the social provider can achieve is determined by the mortgage it can service from the rental income from the property (with rent levels controlled by the Housing Corporation). For intermediate housing the discount required to secure the involvement of a social housing provider is typically 35% on open market value. Where social rented units are to be provided the discount normally required is much greater than that required for intermediate units, typically 65-75% per unit.


7.5
The contribution sought from developers will be a 35% discount on the open market valuation of each of the affordable units. A 35% discount on open market value equates to approximately 7% of the total sales value of a development, where 20% affordable housing is provided. The 35% discount on open market value will be sufficient to secure 20% affordable units within a scheme if all of the units are to be of intermediate tenure. However, having regard to the preferred tenure requirements for affordable housing as set out above (i.e. the need for an element of social rented units in all new developments), it is likely that a 35% discount per unit will not usually be sufficient to secure 20% of the units at the mix required.

7.6
In order to ensure that financial viability is maintained and that there is equity across the city in terms of the impact of the requirement for affordable housing on developers, the city council will be prepared to accept a lower proportion of affordable housing (i.e. less than 20% of the units) where an element of social rented housing is being sought, commensurate with the higher level of discount on open market value required to deliver that social housing (i.e. the available discount is spread over fewer units). This will ensure that the level of discount on open market value of the affordable units does not normally exceed 7% of the total sales value of the development, and is in line with the reasoned justification to Policy HOU4 of the Housing Planning Guidance (paragraph 5.18) which states that “There may be circumstances where it is appropriate to reduce the number of dwellings to be provided in order to ensure that there is sufficient discount to enable them to be purchased by an RSL” (or other social housing provider).


7.7
Having regard to the preferred tenure of new affordable housing, it is likely that the proportion of affordable units secured in individual schemes will be as follows
:


		Area Type

		s


Discount as a % of total sales value

		Tenure Requirement

		



		

		

		Intermediate Dwellings

		Social rented dwellings

		Proportion of total scheme dwellings that are affordable



		A

		7%

		25%

		75%

		12%



		B

		7%

		50%

		50%

		14%



		C

		7%

		75%

		25%

		16%





7.8
The above approach to securing affordable housing ensures that a good mix of affordable units will be secured, whilst ensuring that this does not compromise the overall financial viability of developments, in a way that is equitable and consistent across the city, and meets the city’s affordable needs. The city council is mindful of the fact that it needs to ensure that it is maximising delivery of affordable housing. However it needs to ensure that unrealistic demands are not placed on house builders that would ultimately restrict the supply of affordable homes. This is in line with Planning Policy Statement 1 (PPS1): Delivering Sustainable Development
 which states that planning authorities should “not impose disproportionate costs …. by unnecessarily constraining otherwise beneficial economic or social development” (Paragraph 26, iii).


Securing additional affordable properties

7.9
Given that the 20% requirement for affordable housing is unlikely to be met where an element of social rented units are sought, the city council will normally expect developers to liaise with social housing providers to make sure that their development delivers additional affordable dwellings on top of that secured through the delivery mechanism outlined above. This will ensure that a minimum of 20% of units in schemes are affordable as required by Policy HOU3 of the Housing Planning Guidance. It is likely that the additional units will normally be secured without financial recourse to the developer, potentially through the use of amongst other things: commuted sums received from other developments; public funds through programmes such as the National Affordable Housing Programme (NAHP); and / or an RSLs Recycled Capital Grant Fund (RCGF). Note that developments funded through the NAHP and RCGF will need to be built to Housing Corporation Core Development Standards and so therefore early engagement with a social housing provider will be necessary to ensure that these requirements are incorporated into the design of a scheme.

7.10
The city council will seek to ensure that the use of grant funding (such as through the National Affordable Housing Programme) complements rather than replaces developer contributions, in order to maximise the delivery of affordable housing within Salford. Where social housing providers or housing developers are intending to bid for NAHP funding the city council will work with them to ensure that any funding is directed towards where it can make the most difference and is most needed. The council will also liaise closely with social housing providers to ensure that any Recycled Capital Grant Funds (RCGF) and / or their own capital reserves are used in an effective manner, having regard to the priorities for affordable housing delivery in the city.


8.
MATERIAL CONSIDERATIONS WHERE A LOWER PROPORTION OF AFFORDABLE HOUSING OR COMMUTED SUM MAY BE APPROPRIATE

8.1
Policy HOU3 of the Housing Planning Guidance states that a lower proportion of affordable housing, or a lower commuted sum, may be permitted where material considerations indicate that this would be appropriate. Particular examples of circumstances where it may be acceptable for the proportion of affordable housing or commuted sum to be below the minimum requirements (see paragraphs 7.3-7.8 of this Note) are set out in Policy HOU3.

8.2
It is now unlikely that the city council will consider granting planning permission for developments where lower levels of affordable housing than the minimum required (i.e. 7% of total sales value) is proposed, unless there are exceptional circumstances and the overall public benefits of a development proposal outweigh the need for the full level of affordable housing. Applicants should include details of any justification for why a lower proportion of affordable housing may be appropriate in the Planning / Affordable Housing Statement accompanying their application.   



Financial viability and scheme appraisals


8.3
Policy HOU3 of the Planning Guidance states that a reduced proportion of affordable housing or a lower commuted sum may be acceptable where the financial impact of the provision of affordable housing would affect scheme viability. 

8.4
Where a developer is seeking a reduced contribution to affordable housing then a financial viability assessment should be submitted. Ideally this would be at the ‘pre-application’ stage so as not to unduly hold up the planning approval process. Failing this it has to be submitted with the planning application.


8.5
Urban Vision will assess the financial viability assessment on behalf of the city council, and if they are not satisfied with it then the city council may refuse applications on the grounds of insufficient affordable housing being provided. However the city council may accept the submission of a further independent appraisal jointly commissioned by Urban Vision and the applicant where this is paid for by the applicant, before reaching a conclusion.


8.6
Included within the financial appraisal the city council will expect the applicant to provide information that includes the following:


· Schedule of both gross and net internal floor areas


· Land price (with proof)


· Date of land purchase


· Schedule of development costs (normals)


· Schedule of development costs (abnormals)


· Proof of development costs (abnormals)


· Reasons why full costs (including abnormals) were not reflected in the purchase price


· Expected sale price of dwellings (including at what date/s)


· Intended profit level/s (including type)


· Level/s of affordable housing (%) that could be provided against a diminishing scale of profit levels, to the level of full affordable housing provision.


8.7
The format and exact details to be included in the financial appraisal should be agreed with Urban Vision. It is accepted that developers seek to achieve a reasonable profit, and for this purpose the council will normally consider this to be 15% on gross development costs (excluding land value). 15% is a generally accepted standard level of profit for residential development, and has been used in a number of appraisals that have been carried out by Urban Vision since the introduction of the requirement for affordable housing. However, it is recognised that acceptable profit levels may sometimes be higher or lower than this depending on the risks associated with a development. The exact level of profit will therefore be a matter for discussion between Urban Vision and the applicant.

8.8
Developers will be expected to show evidence that they have taken known development costs (i.e. the need for affordable housing) into account in agreeing realistic land values, and only costs that were unforeseeable at the time of acquisition will be considered abnormal for the purposes of affordable housing negotiations. Known costs such as site clearance, preparation, retaining walls, piling, infrastructure provision and or diversion, highway works, servicing, flood mitigation measures, archaeology, decontamination / remediation will not be considered as abnormals. Where abnormal costs can be clearly demonstrated, a reduction in the affordable housing requirement may be agreed on a site by site basis. 


8.9
Given that the city council requires affordable housing, the requirement for   affordable housing should be a fundamental part of any site feasibility study. In itself, the provision of affordable housing does not therefore represent an abnormal cost. Within a viability assessment, it is recognised that there are likely to be differentials between the development costs of (and the income from) an open market house when compared to the costs of providing (and any income from) an affordable home. Any differential in costs will not be treated as an abnormal cost. 


Clawback


8.10
Viability assessments by their very nature are estimates. The actual viability of the development can only be properly and fully determined when the dwellings have been completed and sold. The nature of residual land valuation is such that they use currently achieved rentals and values in the vicinity and they do not take into account future growth in the value of the development when it is completed and has improved the environment where it is situated. Therefore, where the Local Planning Authority has agreed to reduce the affordable housing requirement, an overage obligation will be incorporated within the Section 106 agreement or condition to ensure that if the housing development proves to be more viable and profitable when completed and sold than originally estimated, an appropriate proportion of these profits will then be secured for affordable housing provision. It is likely that this provision will be off-site, for practical reasons. 

8.11
Where the city council accepts a commuted sum in lieu of on site provision, the agreed commuted sum will equate to 7% of total sales value. Where the city council agrees a value of less then the 7% of total sales due to issues over financial viability, then the Section 106 Agreement or planning condition should be drawn up in such a way that it takes into account the actual market price of the dwellings rather than the anticipated market price (i.e. it should contain a clawback obligation).


8.12
The requirements and procedures for clawback obligations following a decision to mitigate or reduce the affordable housing requirement for a site are set out in brief in Appendix C of this Note. 


Sites that already have planning permission


8.13
Given that the city council now requires affordable units in new developments, it will also require an element of affordable housing to be provided on sites with extant planning permission for housing where a new application is submitted, and there has not previously been a requirement for affordable housing.

8.14
Recognising the planning fallback position (i.e. a developer implementing an existing permission), but also acknowledging that the provision of affordable housing is now an important material consideration in the determination of planning applications, the council will seek a reduced proportion of affordable housing on those sites with extant residential permission (when a new application is submitted) and where there is no affordable housing requirement. A reduced requirement of 10% will only apply where there is no proposed increase in the number of dwellings from that with extant permission. Where an applicant is proposing an increase in the number of dwellings then the full 20% requirement will apply to the increase in the number of dwellings, whilst a 10% requirement will also apply to the number of dwellings previously granted permission.

8.15
As an example, on a site with extant permission for 250 dwellings with no requirement for affordable housing, and where the applicant is seeking to renew the application, the council will seek to negotiate the provision of 25 affordable dwellings (i.e. 10% of the 250). As an alternative, if the applicant proposes to submit a new application for 300 units then the council will normally require 35 affordable units (10% of 250 dwellings and 20% of the proposed increase of 50 dwellings).

The Scheme was substantially developed


8.16
One of the circumstances where a lower proportion of affordable housing than that normally required may be appropriate is where “the scheme was substantially developed before the adoption of this Guidance” (Policy HOU3, Housing Planning Guidance). It is for the applicant to clearly demonstrate that the scheme was substantially developed before the adoption of the Guidance. For this to be demonstrated one or more of the following would need to have occurred before the Guidance was adopted:


i)
The planning application was submitted;

ii)
The details of the planning application were effectively agreed with planning officers through pre-application discussions;

iii)
The scheme is a resubmission, where the only significant amendments that have been made are to address previous reasons for refusal. Substantially different schemes that are classed as resubmissions will not normally be considered to be “substantially developed” prior to the adoption of the Guidance unless they meet one or both of criteria i and ii above.

8.17
Where it can be demonstrated that a scheme was ‘substantially developed’ before the adoption of the Housing Planning Guidance it is important that the applicant demonstrates exactly how this affects their ability to incorporate affordable housing into the scheme.

8.18
The city council will not seek an affordable housing contribution where this would require a significant redesign of a proposal that was substantially developed prior to the adoption of the guidance. However this would not preclude the design remaining the same and a financial contribution towards affordable housing being paid provided that this did not compromise the scheme’s viability.


8.19
Given that the Housing Planning Guidance was adopted on 20 December 2006, it is now extremely unlikely that the “substantially developed” argument will apply, as most discussions concluded before the adoption of the guidance would have resulted in a submitted application by this time, and most applications that had been submitted before then will have been determined. 



Affordable Housing and other planning obligations


8.20
The city council adopted a Planning Obligations Supplementary Planning Document in March 2007
. It explains the city council’s overall approach to the use of planning obligations and requires an appropriate contribution to:


· The provision of open space;


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


· The training of local residents in construction skills; and


· The offsetting of greenhouse gas emissions.


8.21
The city council ask for contributions from developers in order to mitigate the impact of a development. Where contributions are not secured to mitigate against particular impacts, then that impact would remain. However, it is recognised that in particular instances a developer cannot pay all of the required contributions due to issues concerning the financial viability of a scheme. In instances where this is the case, then the benefits of a development would need to outweigh the impact of the development. As an example, in the Exchange Greengate and MediaCity:UK areas, the provision of public realm and infrastructure contributions have been prioritised, ahead of other contributions, such as that for affordable housing.

8.22
There may be particular sites / areas within the city where the need for affordable housing may outweigh the requirements set out in the Planning Obligations SPD. Conversely there may be developments where no or a reduced level of affordable housing will be sought. Priorities for planning obligations will need to be determined on a site by site basis and the applicant will be informed by the city council if particular obligations are to be prioritised in particular schemes.

9.
THE PLANNING PROCESS



Involvement of social housing providers

9.1
In the case of intermediate and social rented units the city council will normally expect that the developer should construct the units and sell them to a RSL approved by the city council. However, it is recognised that new units may be managed by other social housing providers / organisations, potentially including Salix Homes (an Arms Length Management Organisation which manages council-owned properties across Central Salford and the Beechfarm and Rainsough Brow Estates).

9.2
It is recognised that it is good practice for the applicant to involve the managing organisation early in discussions regarding a proposal in order to benefit from their experience in delivering and managing affordable housing. 

9.3
Although the city council cannot be prescriptive to developers about which housing partners they should engage with, the city council would advise that developers engage partners who are members of the Salford Strategic Housing Partnership
.


Planning application validation


9.4
On the 6th April 2008 the city council introduced a planning application Validation Checklist
. The Validation Checklist is a document designed to help developers, applicants and individuals identify information required to be submitted in support of a planning application. The submission of all the required information with a planning application will allow for the efficient validation and registration of an application. If the relevant details are not submitted with the application then the application may be returned as invalid, resulting in a delay to its registration and progression.

9.5
Before an application above the thresholds for requiring affordable housing is validated, the city council will require an Affordable Housing Statement (which may form part of the Planning Statement) which should include the following:

· The number of affordable residential units 


· The mix of affordable units in terms of type (intermediate/ social rented) and size(number of bedrooms and gross floorspace) 


· Plans showing the location of affordable housing units 


· How the affordable housing units are to be managed and where this involves a social housing provider their details 


9.6
Where the developer considers that a lower proportion of affordable housing than that normally required by policy HOU3 of the Housing Planning Guidance is appropriate, then detailed justification should be provided. For outline applications where it is not possible to specify the affordable housing provision in detail, a statement of intent should be submitted outlining how affordable housing is intended to be provided and whether the site will comply with the provisions set out in Policy HOU3. 

9.7
In order to ensure that an application is validated without any delay, the city council strongly encourage prospective applicants to engage in pre-application discussions regarding the requirements for affordable housing. 



The Process for determining an application


9.8
Developers and house builders have an important role to play in the delivery of new affordable housing in the City. It is recognised that it is helpful to hold discussions with the council’s Planning and Housing Officers about the provision of affordable housing on potential residential development sites before bidding for a site or submitting a planning application. This will help:


· Prevent abortive planning applications;

· Ensure that bid prices for land properly reflect the need to provide affordable housing; and


· Identify the best option for providing the required amount of affordable housing.

9.9
Set out in Appendix D are the procedures the city council will follow at the pre-application stage and also the application stage, with regards to the provision and negotiation of affordable housing. The negotiation of affordable housing within a scheme is complicated, involves numerous different parties, and can vary greatly on a site by site basis. Therefore the processes set out in Appendix D should be seen as a guide. 



Section 106 Agreements and Planning Conditions

9.10
Paragraph 7.7 of the Housing Planning Guidance states that the delivery of affordable housing or the payment of a commuted sum will normally be secured by means of a legal agreement under Section 106 of the Town and Country Planning Act 1990. Depending on the level of detail within the planning application, the Section 106 Agreement will usually include clauses setting out: 


· The housing tenure, type and number of affordable units 


· The location and distribution of affordable housing within the site 


· The timing of construction and occupation in relation to the whole site 

· The mechanisms to ensure the initial and subsequent occupancy of the affordable housing benefits those in housing need 

· Arrangements regarding the future affordability, management and ownership of the affordable housing, particularly if an affordable housing provider is not involved

· The timing and conditions for the transfer of the land or affordable housing to a Registered Social Landlord

· Minimum design requirements for the affordable housing units where Housing Corporation funding is used 


· Measures to ensure that payments to the Council by developers are spent on affordable housing within a certain time period, or when certain conditions are met and if not are paid back

· The clawback mechanism where the normal requirements for affordable housing have been reduced as a result of viability issues. 


10.

MONITORING AND REVIEW

10.1
As stated within the Housing Planning Guidance “it needs to be recognised that the planning system cannot solve the problem of affordability on its own” (paragraph 5.6). It is likely that new affordable homes will also be delivered through: the Housing Market Renewal Initiative; Development Partnerships; the Affordable Housing Programme; converting empty homes in private ownership; and RSLs using their own resources or capital generated through the Recycled Capital Grant Fund). 

10.2
The Affordable Housing Policies in the Housing Planning Guidance and this Implementation Note will be assessed each year in the city’s Annual Monitoring Report. As set out in the Planning Guidance the council will use the following indicators to asses the effectiveness of the Guidance:

· Average annual number of new affordable dwellings constructed, split by type of affordability; and


· Average annual value of affordable housing commuted sums generated and how they were used to provide affordable housing.

10.3
The assessment of the performance of the Guidance in the Annual Monitoring Report will help to identify if there is a need for it to be reviewed. In addition, through the Core Strategy Process the city council will consider options for reducing the thresholds for when affordable housing needs to be provided, and also the target for the proportion of dwellings which are to be affordable.

APPENDIX A – Area characteristics

The Housing Needs Assessment identifies that 90% of the affordable housing need in the city should be met through social rented units. Having regards to the findings of the needs assessment and other relevant data, the city has been split into 3 different area categories. The characteristics of these areas are shown below: 

Category A (25% intermediate and 75% social rented)

These areas are generally characterised by particularly high levels of owner occupation, only small pockets of social rented units, high demand, high house prices, low turnover and low levels of empty affordable housing (which turns over slowly). In accordance with the findings of the needs assessment and having regard to the make up of the existing stock, the predominant form of new affordable housing should be for socially rented dwellings. It is however recognised that intermediate units can play an important role in providing access to the housing ladder, due to the generally high price of owner occupied dwellings, and contribute to ensuring a mix overall.

Category B (50% intermediate and 50% social rented)

These areas are characterised by average demand, turnover, house prices and empty properties. The current stock is characterised by a mix of owner-occupied and social rented units, and the provision of an equal mixture of new social rented and intermediate housing will ensure that the needs of those who cannot afford to purchase a property is met through the provision of new social rented dwellings, whilst also ensuring that new intermediate stock is provided to enable access to home ownership for those who cannot access open market home ownership dwellings. 

Category C (75% intermediate and 25% social rented)

These areas have an imbalanced housing stock, with a particular high concentration of social rented units and low proportions of owner occupied units. Other characteristics are low / fragile demand, below average prices, and normally the presence of regeneration initiatives. Given the already high concentration of social rented dwellings a higher level of intermediate dwellings is considered more appropriate to deliver a balanced mix, whilst ensuring that the supply of social rented dwellings increases to some extent given the findings of the needs assessment 

APPENDIX B 


Map showing indicative tenure mix


APPENDIX C

Clawback arrangements following a decision to mitigate / reduce the affordable housing requirement for a site 

C1
The City Council accepts that by their very nature residual land development assumptions can contain elements such as projected increases in values / rentals, etc. or "hope value" which may not be reflected in the financial viability assessment (FVA). 


C2
Consequently, where the council has agreed to reduce the affordable housing requirement at FVA stage a clawback obligation will normally be incorporated within a Section 106 agreement to ensure that, if the subsequent development benefits from changes in market conditions so that profits exceed projected levels at the date of the FVA an agreed share of that additional profitability / windfall will be paid towards the provision of affordable housing. 


C3
Any clawback arrangements will be negotiated on an individual basis in accordance with the circumstances of each case. 


C4
The purpose of the clawback obligation is to ensure that, in those circumstances where profits exceed original projected levels and the council has previously agreed to reduce the affordable housing requirement, a formula exists to calculate the appropriate percentage of affordable housing based upon the revised financial viability assessment. 


C5
In the majority of instances it is envisaged that the affordable housing will then be provided off site. In such cases the clawback figure will be spent by the council within 5 years to secure the provision of new affordable housing on a site or sites in the city, in line with current affordable housing needs. 


C6
Whilst each case will be considered on an individual basis, for guidance purposes only, the affordable housing clawback obligations will broadly accord with the following basic terms: 


i. Open book / Sales Receipt Information: any clawback obligation will be subject to an agreement whereby the applicants agree that the Council will either have access to the continuing financial viability assessments and all relevant supporting material on an open book basis or will provide sales receipt information on an agreed basis. 

ii. All costs in relation to the clawback obligation and the Council's expenses in monitoring the clawback obligation during the development process up until the point that compliance has been fully achieved in respect of the clawback obligation will be met by the developer

iii. The Council will appoint or nominate an individual to act as the clawback obligation co-ordinator whose responsibilities will be to monitor the clawback obligation during the relevant period. 


APPENDIX D 

The pre-application and planning application processes

D1
In pre-application discussions the following approach will normally be taken:

1) Prospective applicant should make contact with Urban Vision (who provide the city council’s Development Control function) at the earliest opportunity, well before the submission of a planning application to discuss the requirement for affordable housing.


2a)
Where considered appropriate, proposals discussed at a monthly meeting chaired by the Head of Planning and Development and attended by officers from Urban Vision and the Housing and Planning Directorate. These discussions may include the Housing Corporation.


2b)
Where a proposal is not discussed at the monthly meeting Development Control (DC) to provide details of the standard affordable housing requirement in terms of type, size and tenure mix to the Housing Strategy and Partnerships Team (HSP), using the guidance in the Implementation Note. 


3)
HSP to contact social housing providers  to discuss their (potential) involvement in the scheme


4)
Written response provided to applicant setting out site specific affordable housing requirements and social housing providers   contact details (where there is interest).


5)
Where necessary meetings arranged with representatives from DC, Spatial Planning, HSP, social housing providers and potential applicants to discuss requirements.


D2
Where a planning application has been submitted the following approach will normally apply:


1) Planning application validated by DC only when in accordance with requirements of the Planning Application Validation Checklist 

2) HSP formally consulted on all registered applications where there is a requirement for affordable housing (i.e. all sites of 25 or more dwellings, or of more than 1 ha irrespective of size)

3) Affordable housing proposals checked against requirements, set out in Affordable Housing Implementation Note, by DC officer 


4) DC to provide details of the standard affordable housing requirement in terms of type, size and tenure mix (using the Affordable Housing Implementation Plan as a basis) to HSP. 

5) Where considered appropriate, application discussed at a monthly meeting chaired by the Head of Planning and Development and attended by officers from Urban Vision and the Housing Planning Directorate.


6) Discussions between DC and HSP to agree affordable housing proposals. Where a social housing provider has already been identified they should be party to these discussions.

7) Where proposals address affordable housing policy requirements agree Planning Condition or Section 106 draft Heads of Terms. Report drafted by the DC case officer and application determined by the Planning and Transportation Regulatory Panel.


8) Where the proposals do not address policy requirements then DC to contact applicant to relay the preferred approach to the delivery of affordable housing, as agreed by HSP and DC, having regards to requirements of the social housing provider involved. 


9) HSP to contact social housing provider to discuss their involvement where the applicant has not already contacted a social housing provider (and has indicated that they are seeking to deliver the affordable housing through such a provider). 


10) Where viability is an issue in the delivery of the affordable housing at the required level, DC request financial evidence from applicant.


11) Urban Vision Property Services undertake an assessment of the financial information 


12) Implications of viability assessment to be agreed by the DC/Spatial Planning Liaison meeting and then discussed with the Head of Planning and Development to identify whether the affordable housing and/or other planning obligation requirements should be reduced or waived.


13) Revised requirement in terms of type, size and tenure mix to be agreed between DC, HSP, and the social housing provider

14) DC officer to relate to developers whether the affordable housing and/or other planning obligation requirements should be reduced or waived.


15) Where issues have not been resolved report drafted and application determined by Planning Committee, or refused under delegated powers. 


16) Where issues have been resolved agree Planning Condition or Section 106 draft Heads of Terms. Report drafted by the DC case officer and application determined by the Planning and Transportation Regulatory Panel.

17) Section 106 agreement signed and decision notice issues.


18) DC, HSP and Spatial Planning (Information and Research Group) to monitor implementation of approved schemes.









































































� � HYPERLINK "http://www.salford.gov.uk/living/planning/planning-policy/udp.htm" ��http://www.salford.gov.uk/living/planning/planning-policy/udp.htm�



� � HYPERLINK "http://www.salford.gov.uk/housingplanningguidance.htm" ��http://www.salford.gov.uk/housingplanningguidance.htm�



� � HYPERLINK "http://www.salford.gov.uk/housing-strategies.htm" ��http://www.salford.gov.uk/housing-strategies.htm�



� � HYPERLINK "http://www.communities.gov.uk/publications/planningandbuilding/pps3housing" ��http://www.communities.gov.uk/publications/planningandbuilding/pps3housing�



� � HYPERLINK "http://www.salford.gov.uk/mshmndsurvey.htm" ��http://www.salford.gov.uk/mshmndsurvey.htm�



� � HYPERLINK "http://www.housingcorp.gov.uk/upload/pdf/Design_quality_standards_v4.pdf" ��http://www.housingcorp.gov.uk/upload/pdf/Design_quality_standards_v4.pdf�



� � HYPERLINK "http://www.salford.gov.uk/sustainable-design.htm" ��http://www.salford.gov.uk/sustainable-design.htm�



� This is based on information supplied to the city council by RSLs who work within the city, and it should be recognised that the actual proportion of affordable units that is delivered may vary from that shown.







� � HYPERLINK "http://www.communities.gov.uk/publications/planningandbuilding/planningpolicystatement" ��http://www.communities.gov.uk/publications/planningandbuilding/planningpolicystatement�



� � HYPERLINK "http://www.salford.gov.uk/planobligationspd.htm" ��http://www.salford.gov.uk/planobligationspd.htm�



� � HYPERLINK "http://www.salford.gov.uk/housingpartnership.htm" ��http://www.salford.gov.uk/housingpartnership.htm�



� � HYPERLINK "http://www.salford.gov.uk/validationchecklist.htm" ��http://www.salford.gov.uk/validationchecklist.htm�
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1.
Introduction


This document supplements and updates Salford’s Affordable Housing Strategy -“Part of the bigger picture : affordable housing in Salford” 2006
.  The previous Strategy was well received and was used to support the development of the council’s Housing Planning Guidance, which was adopted in December 2006
. The Strategy was also quoted in Parliament in a debate about affordable housing. (Hansard17th January 2007  Column 285WH)
.

Since Salford published the 2006 Affordable Housing Strategy there have been a number of changes in Government Policy, the housing market and the city’s information base. This Affordable Housing Strategy Update is intended to respond to these changing factors.. 


Within the Strategy Update we set out the policy changes that have taken place since 2006, such as the publication of Planning Policy Statement 3 (PPS3): Housing, the Housing and Regeneration Bill and the Housing Green Paper.


A Housing Needs Assessment was carried out in 2007 and this found a need for 674 affordable dwellings per annum.  Within this Strategy Update we set out the tenure mix that will be needed to meet this need, and the sizes of properties required. We have also updated our findings on house prices and their relationship to income, affordable housing supply and consider the issue of key worker need.


This document also sets out the different mechanisms and products that the city council will use in order to ensure that there is an adequate supply of new affordable housing that is appropriate to the needs of the city’s residents.


2.
Changes in the policy context.



National Policy


Planning Policy Statement 3 (PPS3)
: Housing sets out the national planning policy framework for delivering the Government’s housing objectives, and is set within the context of the national Sustainable Communities Plan
. It was published in November 2006 and paragraph 9 of PPS3 states that the Government’s key housing policy goal is “to ensure that everyone has the opportunity of living in a decent home, which they can afford, in a community where they want to live”. 



PPS 3 sets out the council’s expected role in delivering affordable housing provision through their planning and strategic housing powers. Local authorities need to ensure that the right housing is in place to meet current and future housing need demand.  PPS3 specifically requires local authorities to set targets for affordable housing, including overall numbers and also the type and tenure of the affordable homes required. 


Alongside PPS3, the Government also published “Delivering Affordable Housing”
 which sets out good practice and guidance, on delivering affordable housing. It outlines the affordable housing challenge that needs to be met, and provides information on how existing delivery mechanisms operate to help in delivery.


An increased national emphasis on affordable housing delivery has been further underlined by the recent Housing and Regeneration Bill (DCLG 2007)
. Furthermore, the Housing Green Paper Homes for the Future: more affordable, more sustainable
 is also concerned with issue of affordable housing and sets out a target of three million new homes by 2020. It suggests local authorities will need to play a stronger role in facilitating the supply of affordable housing to meet identified need, and demonstrate that they have taken necessary steps to meet this need.


PSA Delivery Agreement 20: Increase long term housing supply and affordability
 is clear that increasing the supply of affordable homes is one of the Governments key priorities. The Delivery Agreement states that the Government’s vision is that by 2011 there will be :

· An increased housing supply in all tenures including social rented and other affordable homes.

· An Increased supply of affordable housing and investment in prevention of homelessness 


The Government will measure progress using a suite of indicators including


· Trends in affordability measured using the ratio of lower quartile house price to lower quartile earnings


· Number of affordable homes delivered


· Number of households in temporary accommodation.


PSA 20 is a national target which will be delivered through a variety of mechanisms. As a housing partnership we must assess both how we will deliver the aims of PSA 20 and measure the indicators.


Regional Policy


The emerging Regional Spatial Strategy (RSS) for the North West of England provides a framework for growth and development across the region, and it is anticipated that it will be finalised later in 2008. Policy L5 states that:


“Plans and strategies should set out requirements for affordable housing and the location, size and types of development to which these apply…. Along with an indication of the type, size and tenure of affordable housing required,”


Local Policy


This Affordable Housing Strategy Update relates to other strategies and documents produced by the city council. In particular reference should be made to the: 

· Housing Strategy


· Private Sector Housing Strategy


· Empty Homes Strategy  


· Housing Planning Guidance


· Development Control Implementation Note: Affordable Housing

· Core Strategy (currently in development)

· Manchester And Salford Pathfinder


· Growth Points Expression of Interest


· Local Area Agreement (LAA)

· Sub-regional Multi Area Agreements.

3.
Defining Affordable Housing


Affordable housing is social rented housing and intermediate (including Low Cost Home Ownership) housing for sale or rent, that will be available to households who cannot afford to rent or buy houses generally available on the open market. This will be calculated on the basis of the relationship between average household incomes in Salford and market values of appropriate property sizes within Salford’s housing market. There will be provision for the home to remain at an affordable price for future eligible households, or if a home ceases to be affordable, any subsidy should generally be recycled for additional affordable housing provision. 


4.
Evidence of need – What has changed


Salford Housing Needs Survey Assessment 2007


The shortage of affordable housing in the city is clearly evidenced in a recent Housing Needs Assessment which suggests that 674 new affordable units per annum are required. 

Size of affordable housing required 


The Needs Assessment analysis shown in the table below indicates that there are net shortfalls for one, three and four bedroom properties and surpluses of two bedroom homes. The table also suggests that the shortage relative to supply is also greatest for four or more bedroom accommodation. 


		Dwelling size

		Need

		Supply

		TOTAL

		Supply as % of need



		1 bedroom

		1,857

		1,277

		580

		68.8%



		2 bedrooms

		995

		1,261

		-266

		126.7%



		3 bedrooms

		535

		395

		140

		73.8%



		4+ bedrooms

		219

		0

		219

		0.0%



		TOTAL

		3,607

		2,933

		674

		81.3%





Source: Salford Housing Needs Assessment – 2007. 


Tenure of affordable housing required

The Needs Assessment data was analysed to show how much of the housing need could be met either by intermediate (priced between a social rent and market entry) and by social rented housing. The Study found only a very small fraction, about 10% of the housing need can be met by intermediate housing. This is because those in housing need in Salford are on much lower incomes than the national and regional averages, and cannot afford anything more than the social rented dwellings. This means that only 67 intermediate housing dwellings are required while 607 social rented homes are needed. 

Key worker households in Salford


Key workers are often seen as a major focus for affordable housing provision. Key workers include Nurses, Teachers, Police officers and Social workers. In our last strategy we found theoretical problems for key workers in our analysis. However, from the analysis carried out in the Needs Assessment and our own work contacting the personnel departments of key worker employers, the evidence does not suggest that key workers are a major issue for Salford at this time. There will be households within this broad group who have housing problems, but there is not much evidence that it is a major issue at present.  We will continue to monitor this in the future.


Social Supply Reductions


Over the period 2002-2007 over 580 properties on average per annum were sold under the Right To Buy (RTB) and Right to Acquire (RTA) schemes.  Over 90% were sold through the RTB scheme.  Over the five-year period 2002/3 to 2006/7 a total of 2,900+ properties was sold by RTB.  

Social Lettings


The number of social lettings in the city has decreased from 4,898 in 2002/3 to 3,218 by 2006/7.  The turnover rate of social stock has also decreased.  


Social Lettings and Turnover – Salford


		

		2002/03

		2003/04

		2004/05

		2005/06

		2006/07



		LA Lettings

		4054

		3883

		3163

		2821

		2831



		RSL Lettings

		844

		541

		717

		664

		387



		Total Lettings

		4898

		4424

		3880

		3485

		3218



		Total Social Stock

		35042

		34019

		32585

		31814

		32252



		Turnover Rate

		14.0

		13.0

		11.9

		11.0

		10





Source; HSSA, 


The fall in lettings is even greater than the fall in stock over the four-year period.  A consequence of this is the fall in social stock is magnified even further than right to buy figures would suggest.

Social Housing Register Demand


The table below shows how the numbers of households on the housing register.


		

		2000

		2001

		2002

		2003

		2004

		2005

		2006

		2007



		 Households

		   3,204 

		   6,351 

		   3,668 

		   8,026 

		   8,644 

		 11,216 

		12,074

		 9269





Source; HSSA


In 2002/03 4,054 dwellings were let by New Prospect Housing Limited, however in 2006/07 only 2,831 dwellings were let. This represents a 30.2% (1223 dwellings) reduction in the number of dwellings let. The number of social housing dwellings let, including local authority and RSL properties in the area, also fell by 34.3%, from 4,898 to 3,218 properties over the same period.
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The major reason for these dramatic changes in turnover and the increase in the Housing Register is considered to be the increase in house prices, which occurred at the same time. This has reduced the opportunity for both existing tenants and new households to move into owner-occupation.  

The cost of housing

Increased demand for owner occupation has increased property values across the two cities over the past seven years (2001-2007).  The rise in house values has exceeded rises in incomes. The effect of this is to make access to owner occupation unaffordable for an increasing proportion of the population.

Mean and Median house price sales (2000-2007)


		

		Median

		Mean



		2000

		£48,000

		£57,954



		2001

		£48,000

		£59,941



		2002

		£56,995

		£72,576



		2003

		£76,000

		£89,598



		2004

		£95,000

		£114,127



		2005

		£109,000

		£126,319



		2006

		£118,000

		£133,692



		2007

		£130000

		£138539





The scale of change has been dramatic.  The cost of buying a home puts purchase beyond the means of many households who aspire to owner occupation.  

In the plan below we can see house price to income (median) ratios for Salford for 2007.  Using individual income data we can see that no areas have house prices at a level below 5 times median income.  This suggests that there is now a serious affordability problem in every ward of the city.

[image: image2.emf]

Summary

The 2007 Housing Needs Assessment has provided a breakdown of future affordable housing requirements, using the recommended CLG model.  In Salford, the projected net annual shortfall is 674 affordable homes.  4+ bed properties are in the greatest need, and in areas around the centre and to the North of Salford.

The growing problem of unaffordable housing has seen demand for social housing increase, with the number of households on the social waiting list increasing by 7.2% (from 8,644 in 2000 to ,9269 in 2007). The volume of affordable social stock supply has decreased every year from 2001 to 2007.    By 2007, Salford’s affordable housing supply fell to 36,552 (a fall of 9.8% from 2000). 

Housing turnover in the city has fallen from 14% to 11%.  The types and size of property let in the social sector has also changed.  Fewer 3+ bedroom properties and houses are becoming available for re-letting. In other words families in 3+ bedroom houses are staying put.

5.
Targets for Affordable Housing


Overall Target


The Housing Needs assessment found a significant level of affordable housing need in the city. Paragraph 12.6, page 81 states that “The policy suggestion emerging from this analysis is a 30% target [for affordable housing] across the City. This is a maximum justifiable by the evidence. The political process may decide on a lower target and that is perfectly appropriate: external consultants can only suggest what is possible, and it is for the processes of the local authority to decide what target to set in practice”. 


Currently through the planning system the city council seeks 20% affordable housing in new developments, as set out in the Housing Planning Guidance and clarified in the Affordable Housing Development Control Implementation Note. The target has been set at 20% as it is felt that a higher figure would be unrealistic given current development costs and sales prices within the city, and that the council also seeks other contributions from developers alongside affordable housing (such as for public realm, climate change, construction training etc)..

Although it is intended that the headline 20% requirement should remain as the target, the issue over whether this should be increased to 30% in line with the maximum justified by the evidence in the Housing Needs Assessment is a matter that will be explored through the development of the Core Strategy, and subject to independent examination through that process.


As set out below there are other delivery mechanisms that will deliver additional affordable housing to that through the planning system. 


The proportions of social and intermediate housing


PPS3 now formally requires that councils make a distinction between the levels of social and intermediate housing required. Unfortunately most intermediate products such as shared ownership tend to be at the top end of the affordability range.  Such intermediate housing at the top end of the intermediate range does not help many households in need.  The evidence from the Needs Assessment is that only a small fraction (10%) of the housing need could be met by intermediate housing. Regard will be had to this in determining the most appropriate tenure of affordable housing in new developments.

6.
Securing affordable housing - Delivery Mechanisms

As we have seen there is significant affordable need in the city, and the Strategic Housing Partnership (SSHP) will need to use a mixture of  delivery mechanisms to increase the numbers of affordable housing provided. These are set out below:

Growth and Regeneration


AGMA has set out plans to increasing housing supply across Greater Manchester by over 10,000 new houses per year from 2008-2016.  Initial growth is planned for Salford, Manchester, Bolton and Trafford.  This proposed growth level is 20% above the levels in draft RSS for the core of the city region.


The City Region needs to improve the quality and mix of it’s housing offer, rather than just increase the quantity.  This is because providing accessible and appropriate housing at all levels of the market is fundamental to creating places where people want to live, and thus to delivering thriving and sustainable mixed communities.  


		

		RSS (pa)

		NGP (pa)

		% increase (pa)



		Manchester

		3500

		4200

		20%



		Salford

		1600

		1920

		20%



		Trafford

		578

		694

		20%



		Bolton

		578

		694

		20%



		Other Districts

		3367

		Min 3367*

		TBC



		GM total

		9623

		10875

		Min 13%*





* these figures are to be confirmed.  


The Growth Points agenda is complementary to, but not replacing, the work of the Manchester Salford Pathfinders. Their work is essential to underpin current 

vulnerable markets and enable market confidence to grow.  Without this support, those places and communities will be left behind once again, and the objective of mixed and sustainable communities will be undeliverable in the places that need it most.  


By increasing the total number of homes being built in Salford we should increase the number of affordable homes available. 

Affordable Housing and the Planning System


Housing Planning Guidance


In December 2006 the city council adopted Housing Planning Guidance. The key objectives of the Guidance are to:


1. Ensure that the mix of new housing helps to build sustainable communities;


2. Ensure that the needs of all households are met; and


3. To secure more sustainable patterns of development.


There are specific policies on affordable housing in the Guidance, and these support UDP Policy H4 (Affordable Housing) which states that 


“In areas where there is a demonstrable lack of affordable housing to meet local needs, developers will be required, by negotiation with the city council, to provide an element of affordable housing, of appropriate types, on all residential sites over 1 hectare, irrespective of the number of dwellings, or in housing developments of 25 or more dwellings”


The policies in the Housing Planning Guidance:


· Set out the proportion of affordable housing to be sought in developments above the set threshold (20%);

· Require the provision of affordable housing to be on-site, with off site and commuted sums provision acceptable in particular circumstances;

· Indicate that where there are relevant material considerations a lower proportion of affordable housing may be acceptable;

· Define suitable affordable housing provision as social rented housing; shared ownership; shared equity; and / or discounted market housing (in limited circumstances);

· Require affordable housing to be integrated into the rest of the development; and

· State that the receipts from stair-casing from intermediate dwellings should be recycled into further affordable housing provision.

Progress to Date


The requirements of the Housing Planning Guidance for affordable housing have been in place since December 2006, and the city council have been successful in negotiating the provision of affordable housing within particular developments. However there is an inevitable delay between securing affordable housing in proposed developments and its effects being seen in full (in terms of the housing actually being developed), because of the time between applications being approved and planning permissions being implemented. It is likely therefore that schemes where an element of affordable housing has already been secured will be delivered in the short to medium term.


In negotiating the provision of affordable housing, the council gives consideration to the cost of providing affordable housing in terms of the impact on the viability of schemes. Where a developer considers that this should mean that a lower proportion of affordable housing should be provided the city council have held ‘open book’ discussions with the developer to maximise the level of affordable housing, whilst having regard to the impact on viability.

]. 


Development Control Implementation Note – Affordable Housing

In order to clarify the Policies in the Housing Planning Guidance the city council have produced an Affordable Housing Implementation Note which seeks to provide clarity to all those involved in the delivery of affordable housing through the planning system. In particular advice is provided in relation to:


· The type, size and tenure of the affordable housing required;


· The level of discount normally required by social housing providers to secure their involvement in schemes;


· Where material considerations indicate that a lower proportion of affordable housing may be acceptable; and


· The pre application and planning application process.


It is considered that the Implementation Note will ensure that the negotiation of affordable housing provision in new developments will be undertaken in a consistent and transparent manner, and further ensure delivery of new affordable units. 


RSL’s and Accessing Alternative Funding 


In order to help deliver affordable housing and maximise the benefit of the HMR Pathfinder initiative, Salford utilises a Lead and Support RSL approach which is currently under review.  


This approach uses RSLs working in selected areas to deliver strategic housing priorities funded from a range of initiatives and opportunities.  For instance, Salford has submitted a National Affordable Housing Programme 08-11 (NAHP) bid of 380 units to the Housing Corporation.  This builds on previous successes of 04-06 and 06-08 programmes which delivered 421 homes and supports the work of the HMR Pathfinder.  


Other funding opportunities and initiatives are also sought and delivered through the Lead and Support approach.  These opportunities arise through planning gain and use of RSLs' Recycled Capital Grant Fund (RCGF).  The involvement and engagement of Lead and Support RSLs is facilitated through Housing Strategy and Partnerships team and RSL Liaison meetings; engagement between Planning, Development Control and Housing Strategy and Policy team; and through the SSHP.  


Salford City Council not only works in partnership through the Salford Strategy Housing Partnership, but also with Manchester City Council, their SSHP and the Manchester / Salford Housing Pathfinder.  Both Councils also work closely with other councils in the sub region through AGMA (Association of Greater Manchester Authorities). As a result Manchester and Salford have led an AGMA bid to the Government for Growth Point.

Although there have been successes, the SSHP is seeking to improve the delivery of affordable housing.  This includes exploiting new opportunities, establishing new policy tools, sharing knowledge and best practice, maximising private sector funding opportunities and ensuring best value.  This desire is shown by the development of this document, but also by the review of the Lead and Support arrangements being undertaken in 2008.  


Empty Properties 


Historically Salford has experienced high levels empty homes (homes that have been empty for six months or longer) in the private sector. However, the number of empty homes has decreased from 5142 (7.9% of all housing stock) in 2002 to 2041 (3.6%) in 2007.


The city council is currently working toward acquiring and bringing empty properties back into use and reducing anti-social behaviour (Local Public Service Agreement 2 (LPSA 2)).  By achieving these targets, Salford City Council will receive an additional grant, a proportion of which could greatly enhance our resources for tackling empty properties in the future. It is anticipated this funding will enable the Housing Market team to undertake further initiatives to bring empty properties back into use across the city which will include bringing between 6 – 12 affordable properties back into use. 


7.
Potential Delivery of affordable housing


The table and chart below illustrate the levels of affordable housing delivered since 2004 and an estimate of what is likely to be produced through the various mechanisms available.

		

		2004/06

		2006/08

		2008/11



		AHP

		 149 

		260

		345



		FTBI

		

		

		163



		Section 106

		

		

		258



		Empty Properties

		

		

		6



		RCGF

		

		40

		TBC



		Total

		149

		300

		772





 


The table above show that historically the city council have secured affordable housing through the National Affordable Housing programme. However it is likely that over 2008/11 affordable properties will be secured through a host of other additional mechanisms. Of most significance is that the planning system will start to deliver new affordable properties. 

8.
MSP affordability strategy 


The focus for Pathfinder policies is how to apply the overall strategies so that they will help achieve Pathfinder objectives and support those of the LAs  There are four main practical implementation issues for Pathfinder:

· The practical interpretation of the “Neighbourhood of Choice” concept into decisions about the desirable amounts and mix of affordable housing on each particular site, within the framework of the LA policies;


· Developing Pathfinder programmes to make best use of existing housing stock to meet the demand for affordable housing and to strengthen community sustainability;


· How the Pathfinder can support the successful delivery of affordable home ownership products at the recommended sales price and ensure that these properties are targeted appropriately;


· Developing funding packages that will support the delivery of the preferred amounts of affordable housing, in particular considering the potential role of the Housing Corporation Affordable Housing Programme.



It is intended that the Pathfinder Strategy will be Adopted in June 2008.


The MSP is an example of joint working with Manchester and of developing a sub-regional consensus towards our approach to affordable housing.

9.
Allocations policy for new intermediate housing achieved through the planning system.


The objectives of the Affordable Housing Allocations Policy are to; -


· Ensure fair access into affordable housing


· Offer choice


· Promote access to affordable housing products and providers


· Ensure a fair eligibility criteria


· Ensure terms and conditions that safeguard the interests of Affordable Homes future provision


· Respond to local needs and local connections both now and in the future


· Help those applicants who are least able to afford open market values


· Assist the Council in making best use of its rented stock


· Help reduce empty properties and bring them back into use


· Maximise opportunities for ongoing investment & re-cycling assets


· Reflect national legislation, whilst also being innovative in its approach to providing forms of assistance


· Reflect the views of providers and other stakeholders and work on an evidence base to target need


Prospective applicants for housing within the city are being provided with information on Affordable Housing provision at the time of registration and  they are sign posted to providers.

The Allocations Policy will be published in 2008

10.
Monitoring


The council is required to monitor affordable housing delivery for government statistical returns and to ensure that delivery remains in line with the strategic priorities contained within Regional Strategies and the Council’s Housing Strategy. Housing completions and commuted sum contributions will be monitored in line with existing policies and procedures to ensure that all units are delivered in accordance with Section 106 agreements; comply with planning condition requirements and ensure that the standard of affordable housing is acceptable. 


We currently have systems in place to accurately monitor new residential development within the city on an annual basis, using information from Planning Permissions, Building Control Completion Notices and Site Visits. It is our intention to extend this monitoring to include where affordable accommodation has been secured and implemented, plus increase the frequency in which the data can be made available. It is intended that the pilot systems will start to become live from April'08 (being supplemented during 2008 by manual assessments of affordability as required), but with a longer term view that the monitoring mechanisms will be fully automatic by April 2009.

11.
Conclusion

Since the Affordable Housing strategy was developed in 2006 the affordable housing situation has continued to worsen. The Housing Needs Assessment conducted in 2007 found an annual shortfall of affordable housing of 674 dwellings. This can largely only be met through affordable rented properties.  

The growing problem of unaffordable housing has seen demand for social housing increase while the volume of affordable social stock has decreased every year from 2001 to 2007. The social supply available to meet housing need has therefore been shrinking year on year. This problem has been amplified by a reduction of turnover in the social sector particularly in 3 and 4 bedroom homes.

Clearly the problem of affordable housing can not be met through just one approach. Instead we must use a complimentary suite of approaches. These include increasing overall housing supply through growth and regeneration: utilising the planning system; utilising empty properties and encouraging Housing Associations to develop in the city.

Appendices

Appendix 1

		Detailed needs assessment table for Salford



		Stage and step in calculation

		Notes

		Output



		STAGE 1: CURRENT NEED (Gross)

		

		



		1.1 Current occupiers of affordable housing in need

		

		2,468 



		1.2 plus Households from other tenures in need

		

		 1,088 



		1.3 plus Households without self-contained accommodation

		

		   38 



		1.4 equals Total current housing need (gross)

		1.1+1.2+1.3

		3,594 



		STAGE 2: AVAILABLE STOCK TO OFFSET NEED

		

		



		2.1 Current occupiers of affordable housing in need

		

		2,468 



		2.2 plus Surplus stock

		

		-   



		2.3 plus Committed supply of new affordable units

		

		428 



		2.4 minus Units to be taken out of management

		

		2,500 



		2.5 equals Total stock available to meet current need

		2.1+2.2+2.3-2.4

		396 



		2.6 equals Total current unmet housing need

		1.4–2.5

		3,198 



		2.7 times annual quota for the reduction of current need

		

		20%



		2.8 equals annual requirement of units to reduce current need

		2.6×2.7

		640 



		STAGE 3: NEWLY ARISING NEED

		

		



		3.1 New household formation (gross per year)

		

		2,414 



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

		

		56.0%



		3.3 plus Existing households falling into need

		

		1,536 



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

		(3.1×3.2)+3.3

		 2,887 



		STAGE 4: FUTURE SUPPLY OF AFFORDABLE UNITS

		

		



		4.1 Annual supply of social re-lets (net)

		

		2,814 



		4.2 plus Annual supply of intermediate housing available for re-let or resale at below market price/rent

		

		39



		4.3 equals Annual supply of affordable units

		4.1+4.2

		2,853 



		NET SHORTFALL OR SURPLUS OF AFFORDABLE UNITS

		

		



		Overall shortfall or surplus per annum

		2.8+3.4–4.3

		  674 





Source: Salford Strategic Housing Market Assessment – 2007. The order of topics in this table is different from the CLG Practice Guidance but the total content is the same. 


Affordable Housing Strategy Update 2008 Action Plan


		Priorities for Action




		Actions

		Responsibility

		Resources

		Timescale

		Service Improvement

		Monitoring Arrangements



		



		More affordable homes to buy or rent

		Establish indicators to monitor affordable housing supply.

		Spatial Planning

		Officer time

		April 2008 basic system


Automated by April 2009  

		Monitoring system for affordable housing which will ensure new affordable housing  is helping to meet  local need.

		Annual Monitoring



		

		Ensure negotiations with developers are consistent with the Affordable Housing Implementation note



		Urban Vision

Spatial Planning

Housing Strategy and Partnerships.

		To be provided through S106


Agreements Implementation note

		Continuous


May 2008

		Increase the number of units provided through the planning system. Providing choice for people who cannot afford to buy on the open market




		Annual Monitoring



		

		Develop Nominations / allocations policy for affordable housing developed for sale

		Community Development

		Officer time

		July 2008

		Provide a fair and transparent mechanism to decide which households who are unable to afford to buy on the open market should be nominated for affordable homes.




		Annual Monitoring



		

		Analyse affordable housing products being used and develop best practice

		Strategy and Partnerships

Salix

		Officer time

		2009 

		Understand which affordable products provide best value to Customers,  the Housing Partnership and to Partners.

		



		

		Ensure delivery of 2008/11 NAHP bids, and develop a five year NAHP prospectus for 2011/16.


 

		Assistant Director (Housing Strategy)




		NAHP bids £17.8m total for 2008/11)


Officer Time (S&P team, Hsg Assoc)




		2008-11




		380 units delivered by 2011 giving residents a greater choice of new affordable homes for rent




		Quarterly Housing Association progress meetings


Quarterly reports to Housing lead member


Customer surveys on access to housing





[image: image3.png]





� http://www.salford.gov.uk/affordable-housing-strategy.htm



� http://www.salford.gov.uk/housingplanningguidance.htm



� http://www.publications.parliament.uk/pa/cm200607/cmhansrd/cm070117/hallindx/70117-x.htm



� http://www.communities.gov.uk/documents/planningandbuilding/pdf/planningpolicystatement3



� http://www.communities.gov.uk/communities/sustainablecommunities/sustainablecommunities/



� http://www.communities.gov.uk/publications/housing/deliveringaffordablehousing



� http://www.communities.gov.uk/housing/strategiesandreviews/housingandregenerationbill/



� http://www.communities.gov.uk/publications/housing/homesforfuture



� http://www.hm-treasury.gov.uk/media/9/D/pbr_csr07_psa20.pdf



� http://www.salford.gov.uk/housing-research/mshmndsurvey.htm
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Indicative tenure mix
A - 80% open market, 5% intermediate & 15% social rented
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C - 80% open market, 15% intermediate & 5% social rented
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DEVELOPMENT CONTROL IMPLEMENTATION NOTE


SUMMARY 

Purpose of the Implementation Note


E1
This Development Control Implementation Note clarifies the affordable housing policies contained in the Unitary Development Plan (UDP)
 and the Housing Planning Guidance
. 


Definition of affordable housing


E2
Policy HOU4 of the Housing Planning Guidance states that affordable housing includes: social rented; shared ownership; shared equity; and / or discounted market housing


E3
Shared ownership, shared equity and / or discounted market housing are forms of intermediate housing. Transaction / administration costs, service charges, ground rents, and rent on the equity held by the social housing provider in intermediate schemes can have an impact on the affordability of properties, and the city council will therefore seek to ensure that the housing is affordable to the occupier through discussions with developers and social housing providers.


E4
Planning Policy Statement 3 (PPS3): Housing
 requires that for properties to be classed as affordable they must remain affordable in perpetuity, or the affordable subsidy is recycled for alternative affordable housing provision. Therefore discounted market housing is only appropriate in exceptional circumstances as it is not usually available in perpetuity, or the subsidy is not recycled for further affordable housing.

Affordable housing requirement


E5
The city council’s requirement is for a minimum of 20% affordable housing on all residential sites over 1 hectare, irrespective of the number of dwellings, or in housing developments of 25 or more dwellings. This is in line with Policy H4 of the UDP and Policy HOU3 of the Housing Planning Guidance.

Affordable housing tenure


E6
The Housing Needs Assessment 2007
 has shown that there is an annual need for 607 socially rented dwellings and 67 intermediate type units. The assessment has been prepared in accordance with Practice Guidance issued by the Department for Communities and Local Government.


E7
An indicative tenure split for new affordable housing in different parts of the city has been identified having regard to: a detailed analysis of a range of housing and other socio-economic data, with datasets being examined at the smallest area level; the findings of the latest Housing Needs Assessment; the objective of securing mixed communities and greater diversity in the housing stock; and the longer term sustainability of neighbourhoods.


E8
As the table below shows, there are considered to be three broad area types, within which different proportions of social rented and intermediate units will normally be sought:

		Area Classification

		Intermediate

		Social Rented



		A

		25%

		75%



		B

		50%

		50%



		C

		75%

		25%





E9
The map at Appendix B of the main Implementation Note shows the indicative requirements on a city-wide basis. Alternative approaches on individual sites may be permitted where it can be clearly demonstrated by the applicant that there are specific circumstances that justify this, particularly having regard to: Government objectives of securing mixed communities and greater diversity in the housing stock; the existing supply of affordable housing within the local area; the characteristics of the households in need of affordable housing; local house prices; and the long term sustainability of neighbourhoods.. In regeneration areas the most appropriate tenure mix for new development will be determined having regard to any reprovision requirements, and the objectives of that regeneration programme

The type, size and design of affordable housing

E10
Evidence from the Housing Needs Assessment, the Housing Register and the Choice Based Lettings System, shows that there is a need and demand for all sizes of properties. The council will therefore seek to ensure that the type and size of affordable dwellings should be consistent with the size and type of units within the development as a whole.  Alternative approaches may be acceptable where this can be fully justified.

E11
In order to avoid the negative implications of social exclusion and isolation, affordable homes within housing schemes should be distributed across the site. New developments should be tenure neutral with no distinguishable features between open market and the affordable dwellings. 


The location of affordable housing

E12
The starting point is that affordable housing should be provided on-site and that commuted sums in lieu of on-site provision will only be accepted in limited circumstances. However, it is recognised that within some schemes in particular parts of the regional centre it may be preferable to accept a commuted sum payment, or off-site provision. This is considered to be most appropriate in Chapel Street East (UDP Policy MX1/1) and Salford Quays (Policy MX1/3). See Map at Appendix B of the main Implementation Note which shows the boundaries of mixed use areas MX1/1 and MX1/3. Commuted sums may also be accepted where on-site provision had previously been agreed but agreement cannot be reached between the developer and a social housing provider as to the nature of the affordable provision.

E13
The value of the commuted sum or off-site provision should be equivalent to the developer providing the affordable housing on site. 

Securing the affordable housing


E14
Policy HOU4 of the Housing Planning Guidance states that the developer should construct the units and sell them to a suitable organisation (such as social housing providers) approved by the city council at an agreed discount rate sufficient to secure their involvement. 


E15
For intermediate housing the discount required to secure the involvement of a social housing provider is typically 35% on open market value. Where social rented units are to be provided the discount normally required is much greater than that required for intermediate units, typically 65-75% per unit. The contribution sought from developers will be a 35% discount on the open market valuation of each of the affordable units. A 35% discount on open market value equates to approximately 7% of the total sales value of a development. The 35% discount on open market value will be sufficient to secure 20% affordable units within a scheme, if all of the units are to be of intermediate tenure. 


E16
However, having regard to the preferred tenure requirements for affordable housing set out above (i.e. the need for an element of social rented units in all new developments) it is likely that a 35% discount per unit will not usually be sufficient to secure the mix required. In order to ensure that financial viability is maintained and that there is equity across the city in terms of the impact of the requirement for affordable housing on developers, the city council will be prepared to accept a lower proportion of affordable housing (i.e. less than 20% of the units) where an element of social rented housing is being sought, commensurate with the higher level of discount on open market value required to deliver that social housing (i.e. the available discount is spread over fewer units).


E17
Having regard to the required tenure splits for affordable housing it is likely that around 12-16% of units in new developments will be affordable. The above approach to securing affordable housing ensures that a good mix of such housing will be secured whilst ensuring that this does not compromise the overall financial viability of developments, in a way that is equitable and consistent across the city, and best meets the city’s affordable needs. The approach is considered to strike a balance between maximising affordable housing provision and developments remain viable.

E18
Given the requirement of the Housing Planning Guidance is for a minimum of 20% of dwellings to be affordable in schemes above set thresholds, the city council will normally expect developers to liaise with social housing providers to make sure that their development normally delivers additional affordable dwellings. This will ensure that a minimum of 20% of units in schemes are affordable as required by Policy HOU3 of the Housing Planning Guidance. The city council will seek to ensure that grant funding (such as through the National Affordable Housing Programme) complements rather than replaces developer contributions wherever possible, in order to maximise the delivery of affordable housing within Salford.

Material considerations where a lower proportion of affordable housing or commuted sum may be appropriate

E19
Policy HOU3 of the Housing Planning Guidance states that a lower proportion of affordable housing, or a lower commuted sum, may be permitted where material considerations indicate that this would be appropriate. 


E20
Where a developer is seeking a reduced contribution to affordable housing then a viability assessment should be submitted. Urban Vision will undertake the assessment on behalf of the council, but it may commission a third party to further assess and verify the appraisal where there is disagreement. It is accepted that developers seek to achieve a reasonable profit, and for this purpose approximately 15% profit on gross development costs (excluding land value) is considered reasonable. In exceptional circumstances where the council accepts that there is a higher developer risk than normal, the city council will discuss an acceptable level of profit with the applicants

E21
Where the Local Planning Authority has agreed to reduce the affordable housing requirement, a clawback obligation will be incorporated within the Section 106 agreement to ensure that if the housing development proves to be more viable and profitable when completed and sold (than originally estimated at the application stage), an appropriate proportion of these profits will be secured by the city council and used for affordable housing provision. 

E22
Recognising the planning fallback position (i.e. a developer implementing an existing permission), but also acknowledging that the provision of affordable housing is now an important material consideration in the determination of planning applications, the council will seek a reduced proportion of affordable housing on those sites with extant residential permission and where there is no affordable housing requirement. A reduced requirement of 10% of the total dwellings will only apply where there is no proposed increase in the number of dwellings from that with extant permission. Where an applicant is proposing an increase in the number of dwellings then the full 20% requirement will apply to the increase in the number of dwellings, whilst a 10% requirement will also apply to the number of dwellings previously granted permission.


E23
Given that the Housing Planning Guidance was adopted on 20 December 2006, it is now extremely unlikely that the “substantially developed” argument will apply, as most discussions concluded before the adoption of the guidance would have resulted in a submitted application by this time, and most applications that had been submitted before then will have been determined.

E24
There may be particular sites / areas within the city where the need for affordable housing may outweigh the requirements set out in the Planning Obligations SPD
. Priorities for planning obligations will be determined on a site by site basis.


The Planning Process


E25
Although the city council cannot be prescriptive to developers about which housing partners they should engage with, the city council would advise that developers engage partners who are members of the Salford Strategic Housing Partnership
.

E26
On the 6th April 2008 the city council introduced a planning application Validation Checklist
. Before an application is validated the city council will require an affordable housing statement. If the required details are not submitted with the application then the application may be returned as invalid, resulting in a delay to its registration and progression.

E27
The delivery of affordable housing or the payment of a commuted sum will normally be secured by means of a legal agreement under Section 106 of the Town and Country Planning Act 1990.

� � HYPERLINK "http://www.salford.gov.uk/udp.htm" �www.salford.gov.uk/udp.htm� 



� � HYPERLINK "http://www.salford.gov.uk/living/housingplanningguidance.htm" ��http://www.salford.gov.uk/living/housingplanningguidance.htm�



� � HYPERLINK "http://www.communities.gov.uk/publications/planningandbuilding/pps3housing" ��http://www.communities.gov.uk/publications/planningandbuilding/pps3housing�



� � HYPERLINK "http://www.salford.gov.uk/mshmndsurvey.htm" ��http://www.salford.gov.uk/mshmndsurvey.htm�



� � HYPERLINK "http://www.salford.gov.uk/planobligationspd.htm" ��http://www.salford.gov.uk/planobligationspd.htm�



� � HYPERLINK "http://www.salford.gov.uk/living/housingpartnership.htm" ��http://www.salford.gov.uk/living/housingpartnership.htm�



� � HYPERLINK "http://www.salford.gov.uk/validationchecklist.htm" ��http://www.salford.gov.uk/validationchecklist.htm�
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