



REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

TO THE LEAD MEMBER FOR PLANNING
ON 12th September 2007
TITLE:  Residential Development and Land Supply in Salford, 2006-07
RECOMMENDATIONS:  

That Lead Member for Planning is recommended to:

1. Note the Residential Development and Land Supply Report for 2006-2007.
EXECUTIVE SUMMARY:
This report provides a brief overview of residential development and land supply in the city for the period 2006-07, summarising the main points contained in the attached appendix ‘Residential Land Supply Report 2006-07’.

BACKGROUND DOCUMENTS: None
ASSESSMENT OF RISK: N/A
SOURCE OF FUNDING: N/A
LEGAL IMPLICATIONS:
Contact Officer and Extension No:
Ian Sheard (793 3084)
Comments: No comments.
FINANCIAL IMPLICATIONS:
Contact Officer and Extension No: Nigel Dickens (793 2585)
Comments: No comments.
COMMUNICATION IMPLICATIONS: N/A
VALUE FOR MONEY IMPLICATIONS: N/A
CLIENT IMPLICATIONS: N/A
PROPERTY: N/A
HUMAN RESOURCES: N/A
CONTACT OFFICER: Paul Holme.

Extension No: 793 3661
WARD(S) TO WHICH REPORT RELATE(S): All Wards
KEY COUNCIL POLICIES: N/A
DETAILS:

1. Background

1.1
The City Council is required to monitor the development of new housing, clearance of existing dwellings and changes to the city’s residential stock through conversion and change of use of buildings. The requirement, as outlined in Planning Policy Statement 3 (PPS3 – Housing), is part of the Government’s “Plan, Monitor and Manage” approach to housing development. Monitoring of housing development is also necessary to make the statutory annual Housing Flows Reconciliation return to the Department for Communities and Local Government (DCLG) and the Best Value Performance Indicator 106 – ‘New Homes provided on Previously Developed Land’.

1.2
The attached Report ‘Residential Development and Land Supply in Salford, 2006-07’, summarises the main residential development trends in Salford for 2006-07, and also presents information for previous years. It includes a map showing completed sites, sites under construction and those sites with planning permission for housing where development has either not started or has lapsed. An electronic version of the report will be available to the public free of change from the City Council’s website, and additional hard copies of the report (including a large scale plan) will be available to purchase at a cost of £25.

1.3

The report includes the following:

· Numbers of dwellings provided on allocated sites;

· Numbers of dwellings provided on windfall sites;

· The types and sizes of dwellings;

· Density of development; 

· Proportion of dwellings provided on previously developed land or by re-use of existing buildings; and

· Clearance/demolition activity.

Residential Development Trends

1.4
The 2006-7 report continues to show increasing levels of new housing development in the city. Growth of the residential market in the Regional Centre and the announcement of Housing Market Renewal for the Manchester/Salford Pathfinder has been pivotal in promoting successful regeneration and attracting new residential development into the city. 

1.5
During the survey year 1st April 2006 to 31st March 2007, a total of 2,237 new dwellings were provided, 2,164 of which were wholly new construction and 73 (gross) resulting from the change of use and conversion of existing buildings.  During the same period 519 existing dwellings were demolished or converted to a non-housing use.  In overall terms, these changes lead to a net increase of 1,718 dwellings within Salford.  Table 1 illustrates this change in more detail.  The 499 demolitions during 2006-7 were predominant within the private stock (461 dwellings), and together with other losses brought about by building conversion and change of use were focused within Broughton, and Langworthy wards.
	Table 1 - Housing Flows 1st April 2006 to 31st March 2007

	Tenure
	Opening Stock
	New Build
	Demolitions
	Net Conversion
	Net Changes of Use
	Tenure Transfers
	Closing Stock
	Net Change 2004/2005

	Local Authority
	25,992
	0
	-38
	0
	0
	-498
	25,456
	-536
	-2.06%

	RSL’s
	5,822
	28
	0
	0
	0
	0
	5,850
	28
	0.48%

	Private
	70,569
	2136
	-461
	19
	34
	498
	72,795
	2,226
	3.15%

	TOTAL
	102,383
	2164
	-499
	19
	34
	N/a
	104,101
	1,718
	1.68%


1.6
The number of new dwelling completions between April 2006 and March 2007 is at the highest level observed since the Council started monitoring residential completions over twenty years ago in 1985-6. Table 2 provides details of the recent annual dwelling completion totals for the last five years 2002/03 to 2006/07 and clearly demonstrates the significance of housing clearance in determining the overall net dwelling stock change.

1.7
Regional Planning Guidance for the North West (RPG13) sets an annual average housing requirement of 530 new dwellings (net of clearance) for Salford, between 2002 and 2016. Table 2, demonstrates Salford’s performance over the first five years of the RPG13 period, which at an average of 799 additional dwellings per year, is exceeding the RPG13 requirement.  Cumulative net provision over this period of 3,997 dwellings exceeds the cumulative requirement (2,650 dwellings) by 1,347 dwellings.  It is expected that net gains to the overall stock of dwellings will continue to increase in the future as the large supply of planning permissions (16,953 dwellings) is built out and clearance activity is reduced.

	Table 2 - Residential Development 2002 to 2007

	Year
	Additions
	Reductions
	Net Change

	2002-03
	677
	525
	152

	2003-04
	1,165
	344
	821

	2004-05
	1,614
	761
	853

	2005-06
	1,162
	709
	453

	2006-07
	2,237
	519
	1,718

	TOTAL
	6,855
	2,858
	3,997

	Annual average
	1,371
	572
	799


1.8
It should be noted that data relating to the total number of reductions between 2002 and 2007 has been improved during the latest (2006/07) survey and retrospectively amended in this report to represent the best quality and accurate data. Therefore, this has impacted on the total net completions within the city and subsequently the city’s performance against RPG & RSS (as described in paragraph 1.7 above). These amendments equate to an overall reduction in the total number of demolitions between 2002 and 2006, which results in there being 291 fewer demolitions (and by default 291 more net completions) than previously reported.

1.9
The likely introduction of a significantly higher net house building figure in the new RSS (1,600 net dwellings per annum), means that there needs to be a significant increase in the level of residential development within the city. The scale of development experienced during 2006-7 along with an assessment of the current re-development potential within the inner city, and the master planning / regeneration work that is underway indicates that the RSS required level of new house building is attainable.

Previously Developed Land

1.10
Of the 2,237 new dwellings completed in 2006-07, 90.76% were on previously developed land.  This figure exceeds the current national target set by Planning Policy Statement Note 3 of 60%. Plus it meets the target of an average of at least 90% set for Salford by RPG13 and used for the purposes of monitoring BVPI 106 (Housing on Previously Developed Land).  Table 3 illustrates the trend for the period 2002 to 2007. It shows that in overall terms, between 2002-03 and 2006-07, the average annual rate of provision on previously developed land is significantly higher than the regional target.  Moreover, short-term variations in the rate at which development occurs on PDL are to be expected and are therefore not significant.

	Table 3:  Dwellings on Previously Developed Land (%)

	2002-03
	98.90%

	2003-04
	98.79%

	2004-05
	94.80%

	2005-06
	87.78%

	2006-07
	90.76%

	Average 2002-07
	93.21%


1.11
The current pipeline supply (i.e. sites with planning permission) contains approximately 17,000 dwellings. Of these 98% are situated on previously developed land, which would therefore indicate that in the future the city is likely to continue to maintain an average above the 90% target set in RPG13 (and carried forward in the new RSS).

Type of Development

1.12
There has been a shift over recent years (see table 4) in the types of new dwellings being provided from mainly houses to mainly apartments. This trend is again reinforced in 2006-07 with a further increase in the proportion of flats/apartments (81%) built compared to houses (19%). However, it should be noted that in absolute terms the number of houses built during 2006-7 is higher than the previous year and the average over the past six years (see table 4). 

1.13
Market forces, declining average household size and the requirement to transform the Central Salford housing market all point to an anticipation that the proportion of flats/apartments will continue to dominate new residential developments within the City. However, the preliminary findings from ongoing research into development potential within the City indicate that flat/apartment development will make up about 75% of all residential development between 2006 and 2011 and about 65-70% over the following 5 year period - 2011 to 2016, when the major master planning areas in Broughton and Irwell Riverside are regenerated.

	Table 4 - Completions 2001-2007 by House Type

	Year
	Total
	Houses
	Apartments
	Houses
	Apartments

	2001-02*
	631
	414
	217
	65.61%
	34.39%

	2002-03*
	547
	288
	259
	52.65%
	47.35%

	2003-04*
	1,071
	398
	673
	37.16%
	62.84%

	2004-05*
	1,577
	505
	1,072
	32.02%
	67.98%

	2005-06
	1,162
	249
	913
	21.43%
	78.57%

	2006-07
	2,237
	419
	1,818
	18.73%
	81.27%

	Average
	1,204
	379
	825
	31.48%
	68.52%



* - excludes conversions and changes of use
1.14
During 2006-07 the majority of new dwellings were one (25% of all completions) or two (55%) bed apartments. In relation to houses, three bed houses represented 6% of all completions and four bed houses represented 11%. 
Location of Development

1.15
The distribution of development shows that the Regional Centre (i.e. Chapel Street, Salford Quays and Ordsall Lane Riverside Corridor) has been the location for half of all completions that have taken place within the city over the 2006 to 2007 period. Significant numbers of completions also took place within Broughton, Cadishead, Eccles, Swinton and Walkden.

1.16
There is a significant amount (approx. 17,000 dwellings) of capacity in the pipeline with planning permission but which has yet to be implemented. Of this total unimplemented supply, four-fifths is situated within Central Salford, with other concentrations in Cadishead, Eccles, Pendlebury and Walkden South. The remainder of the supply is evenly distributed across the rest of the city, with the majority of wards containing a current supply of around 25 to 100 dwellings.

Density of Development

1.17
The development density of the new build developments varies across Salford with the highest densities being observed in the urban core. The overall average density on sites completed during the period 1997 to 2007 was 46 dwellings per hectare. It is likely that future densities will continue to increase, with the average density on sites granted planning permission during the current survey year 2006-07 being 115 dwellings per hectare and the average density on sites completed during 2006-07 being 85 dwellings per hectare. This is partly attributable to a significant proportion of permissions granted being for apartment blocks in the Regional Centre. These averages represent an efficient use of land that compares well with the Government’s Guidance, which states a general minimum of 30 dwellings per hectare and a higher 50 dwellings per hectare in town centres and other highly accessible locations.

2. Conclusion
2.1
The ‘Residential Development and Land Supply Report 2006-07’ demonstrates that the housing market within Salford is continuing to undergo large-scale changes in terms of the overall volume of development and its type and location. These changes are again most evident within the Regional Centre. The challenge as raised in previous analysis, ‘to ensure that the high level of developer interest shown at the Regional Centre spreads across the rest of the HMR area thus supporting the City’s ongoing regeneration’, appears to be starting to be met. The evidence (in terms of both completions and pipeline proposals) over the past couple of years, together with the expected implementation of a number of large scale re-development proposals within other parts of Central Salford and Salford West, suggests that development is starting to spread across Central Salford, with some of the city’s most depressed housing market areas achieving improved levels of development during 2006-07.
2.2
The current and future requirements set out in RSS clearly place an emphasis on the need for increased levels of residential development. The market appears to have responded with the total number of completions increasing to 2,237 new homes during the last year (2006-7). However, because of the nature of the transformation (i.e. large scale demolitions to create development sites / opportunities) required in some parts of the City, Salford’s overall net completion rates are still susceptible to fluctuation. With the record level of completions during 2006-07 we are exceeding the current RPG requirement of 530 per annum and broadly on target against the proposed RSS figure of 1,600 dwellings per annum (net of any clearance).
2.3
An assessment of pipeline development opportunities within the city shows that there is adequate potential to meet the RSS requirements without the need to significantly develop on existing employment areas or greenfield sites. However, the exact scale of what is achievable will be partly dependent on issues such as the economic growth of the Manchester City Region, the robustness and volatility of the local and regional housing markets, the creation of attractive residential environments within Salford that help to draw in new and retain existing residents, and the provision of supporting facilities and infrastructure.
2.4
Planning Policy Statement 3 “Housing” requires a number of housing market measures to be monitored. Much of the headline data required by PPS3 has been collected as part of this survey and the data is contained within the Residential Land Development & Land Supply Report. The analysis of this data is however more complex and requires further consideration, therefore this and continuing changes within the residential development market will be considered in more detail in ‘Salford’s Annual Monitoring Report’ which will be published in December 2007.
2.5 As well as monitoring the requirements of PPS3, the council needs to consider the effects of the ‘Housing Planning Guidance’ that was adopted in December 2006. Although the guidance will already be influencing planning decisions and subsequently the housing pipeline supply, it is considered too early to draw any firm conclusions on the effect of the guidance to date. Continuing and future development monitoring will draw together data on planning decisions and the overall effectiveness of the adopted housing planning guidance.
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